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INTRODUCTION 


This  report  presents  the  objectives,  analysis,  conclusions  and 
recommendations  of  the  North  of  Market  Rezoning  Study.  The  study 
originated  in  response  to  concerns  about  recent  commercial  developments  in 
the  North  of  Market  (N.O.M.)  Area  and  their  potential  adverse  impacts  on  the 
availability  of  low  income  housing  and  neighborhood  commercial  uses. 

In  1981  and  1982,  the  City  Planning  Commission  passed  three  resolutions 
(Nos.  88^^,  88^5,  936^)  approving  conditional  use  permits  for  three  tourist 
hotels  in  the  North  of  Market  Area.  These  resolutions  called  for  a 
Department  of  City  Planning  study  to  develop  a  rezoning  proposal  to  stabilize 
low  and  moderate  priced  housing  availability  in  the  North  of  Market 
community. 

In  3une  1982,  the  North  of  Market  Planning  Coalition,  a  nonprofit 
community  group,  filed  for  and  initiated  an  interim  zoning  reclassification  for 
a  large  portion  of  the  North  of  Market  Area. 

This  study  evaluates  extensive  data  regarding  land  use,  zoning,  building 
characteristics,  population,  housing,  and  commerce,  and  finds  that  the  North 
of  Market  Area  contains  approximately  15,000  small  rental  apartments  and 
residential  hotel  rooms  which  provide  housing  for  about  20,000  low  income 
people,  mostly  elderly,  white,  males  and  Asian  immigrant  families.  The  North 
of  Market  Area  also  contains  about  17.5  million  square  feet  of  retail,  service 
and  entertainment,  hotels,  and  office  space.  Most  existing  buildings  are 
considerably  smaller  than  those  which  could  be  constructed  under  current 
zoning.  Current  development  trends  are  toward  tourist  oriented  commercial 
uses.  Residential  hotel  rooms  and  apartments  located  in  the  commercially 
zoned  portions  of  the  area  are  not  protected  from  encroachment  by  tourist 
oriented  and  other  commercial  uses. 

Based  on  these  findings,  the  Department  of  City  Planning  recommends 
that  the  commercial  portions  of  the  North  of  Market  Area  be  left 
commercially  zoned  and  that  a  new  North  of  Market  Mixed  Use  District  along 
with  new  height  and  bulk  controls  be  established  to  retain  the  existing 
character  of  development,  help  preserve  the  affordable  housing  stock,  and 
limit  the  development  of  tourist  hotels  and  other  commercial  uses  within  the 
residential  portions  of  the  North  of  Market  Area.  The  zoning  controls  and 
maps  proposed  for  citizen  review  are  presented  on  pages  5^  through  62. 

Environmental  evaluation  of  the  proposals  funded,  in  part,  by 
contributions  from  the  sponsors  of  Hotel  Ramada  (A.B.  330),  Hotel  Project 
(A.B.  326)  and  Hilton  Hotel  (A.B.  325),  in  accordance  with  City  Planning 
Commission  Resolutions  No.  88^^^,  88^5,  936^^,  is  being  prepared. 
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BACKGROUND 


The  citywide  zoning  ordinance  which  became  effective  in  1960,  replacing 
a  1921  ordinance,  placed  a  broad  section  of  the  city  in  a  single  downtown 
zoning  district,  designated  C-3,  with  uniform  provisions  for  land  uses 
permitted,  a  total  exemption  from  off-street  parking  and  a  single  building  bulk 
limitation  of  20:1,  the  highest  in  the  city  at  that  time.  All  of  the  North  of 
Market  (NOM)  Area  (except  for  the  Civic  Center  area  and  the  C-M  district) 
was  included  in  this  downtown  commercial  district.  (Map  1.) 

Between  1965  and  1968,  the  City  completed  a  zoning  study  for  downtown 
that  replaced  the  uniform  C-3  district  with  four  specifically  designed  districts 
__C-3-0  for  the  office;  C-3-R  for  the  retail;  C-3-G  for  the  general;  and  C-3-S 
for  the  support  areas  of  downtown.  As  Map  2  shows,  the  southern  and  eastern 
parts  of  the  North  of  Market  Area  were  included  in  the  C-3-G  district,  which 
is  intended  generally  for  retail,  offices,  hotels,  entertainment,  clubs  and 
institutional  uses.  At  the  same  time,  a  number  of  blocks  on  the  south  slope  of 
Nob  Hill  extending  into  the  North  of  Market  Area,  which  were  previously 
zoned  C-3,  were  recognized  to  be  "an  important  housing  resource  for  the  city, 
containing  the  homes  of  nearly  1^,000  residents,  a  large  portion  of  whom  were 
elderly  and  many  of  whom  had  moderate  or  low  incomes."^  This  "midtown 
residential  area",  as  it  was  called,  was  placed  in  a  new  residential  commercial 
combined  district  R-5-C,  incorporating  the  provisions  of  the  then  highest 
density  residential  (R-5)  above  the  ground  floor,  and  community  business 
district  (C-2)  on  the  ground  floor.  The  rest  of  the  North  of  Market  Area, 
roughly  west  of  Larkin  Street,  excluding  the  Civic  Center,  was  designated  as  a 
C-2  district. 

Then,  during  the  course  of  the  citywide  Residential  Rezoning  Study 
between  1973  and  1978,  the  R-5-C  districts  were  eliminated  and  the  "midtown 
residential  area"  was  reclassified  as  an  RC-^  district  which  provided  for  a 
"mixture  of  high  density  dwellings  ...  with  supporting  commercial  uses."^ 
The  commercial  uses  were  those  permitted  in  C-2  districts,  located  in  or 
below  the  ground  story  as  in  the  R-5-C  districts,  but  dwelling  unit  densities 
were  reduced  from  1  unit  for  each  125  square  feet  of  lot  area  to  1  unit  for 
each  200  square  feet. 

This  RC-'^  district  included  that  portion  of  the  North  of  Market  Area 
containing  most  of  the  apartment  units  but  did  not  include  the  area  in  which 
the  residential  hotel  units  are  concentrated  because  of  the  difficulty  in 
distinguishing  tourist  units  from  residential  units  in  hotels.  The  City  Planning 
Code  considers  group  housing  (i.e.  residential  hotels)  to  be  residential  in 
character  and  permits  them  as  principal  uses  in  RC-^  districts.  Tourist  hotels, 
which  are  defined  as  hotels  primarily  accommodating  transient  over-night 
guests,  are  considered  to  be  commercial  uses  and  are  permitted  only  as 
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conditional  uses.  At  that  time  there  was  no  clear  basis  for  classifying  most  of 
the  North  of  Market  hotels  since  many  of  them  accommodated  both 
permanent  guests  and  transients  (a  problem  that  has  since  been  resolved  by  the 
reporting  procedure  under  the  Hotel  Demolition  and  Conversion  Ordinance). 
Therefore,  the  decision  was  made  in  the  residential  rezoning  that  all  hotels 
should  be  treated  as  commercial  uses  and  thus  this  portion  of  the  North  of 
Market  Area  containing  the  concentration  of  residential  hotel  units  remained 
in  the  C-2  and  C-3-G  commercial  zoning. 

Although  much  of  the  North  of  Market  Area  remained  commercially 
zoned,  several  other  City  programs  recognized  the  area  as  a  residential 
resource.  When  the  City's  Rehabilitation  Assistance  Program  (RAP)  was 
initiated  in  late  1977,  an  area  (Map  3)  including  a  large  portion  of  the  C-3-G 
district  along  with  the  RC-^i  district  in  the  North  of  Market  Area  was 
designated  for  the  program,  citing  "its  higher  concentration  of  substandard 
housing,  a  greater  need  for  rehabilitation  loan  assistance  for  code  compliance 
work,  [and]  a  greater  need  for  preserving  the  existing  residential  uses  ..."^ 
The  North  of  Market  RAP  area  in  1978  was  designated  as  a  Neighborhood 
Strategy  Area  (N5A)  making  it  eligible  for  a  concentrated  expenditure  of  the 
Community  Development  Block  Grant  (CDBG)  resources  "in  order  to  reinforce 
the  residential  character  and  to  provide  [a]  safe  and  pleasant  living 
environment  ..."^  A  Public  Improvement  Plan  was  also  prepared  for  the 
area  to  provide  CDBG  monies  for  parks,  trees,  streetlights,  murals,  roof 
gardens,  and  other  neighborhood  amenities.  Furthermore,  the  citywide  Rent 
Stabilization  Ordinance  in  1979  and  the  Residential  Hotel  Conversion  and 
Demolition  Ordinance  in  1981  were  enacted  to  check  rent  increases  and 
prohibit  the  loss  of  residential  hotel  units  due  to  demolition,  or  to  conversion 
to  tourist  hotel  units. 

Although  these  programs  to  preserve  and  upgrade  the  residential 
neighborhood  of  the  North  of  Market  Area  are  being  carried  out,  commercial 
development  is  still  permitted  and  remains  very  attractive  because  of  the 
North  of  Market  Area's  central  location,  proximity  to  downtown  and  the 
availability  of  relatively  inexpensive,  commercially  zoned  land.  The  concerns 
for  housing  displacement  resulting  from  commercial  development  and  the 
eventual  loss  of  the  affordable  residential  nature  of  the  neighborhood  came 
into  sharper  focus  in  1980,  when  three  large  tourist  hotels  were  proposed  in 
the  area. 

The  Environmental  Impact  Reports  for  these  hotels  found  that  there 
would  be  significant  "adverse  impacts  on  the  availability  of  low  income 
housing  and  of  neighborhood  serving  commercial  uses"^  in  the  area  if  the 
hotels  were  built.  Therefore,  in  authorizing  conditional  use  permits  for  these 
hotels,  the  City  Planning  Commission  reiterated  City  policy  "to  stabilize  the 
North  of  Market  community  as  a  viable  and  supportive  neighborhood  for  the 
elderly,  newcomers  and  single  people,  many  of  whom  are  of  modest 
means'',^  and  established  conditions  to  mitigate  the  adverse  impacts. 
Among  the  several  conditions  of  the  use  permits,  the  following  condition 
specifically  dealt  with  the  issue  of  zoning  in  the  area  and  led  to  this  study: 

Commitment  by  the  project  sponsor[s],  ...  to  pay  a  proportional 
share,  based  on  the  number  of  rooms  approved,  of  required 
studies,  environmental  impact  reports,  and  procedural  and  legal 
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notices,  leading  to  possible  rezoning  recommendations,  the 
intent  of  which  is  to  further  mitigate  the  growth  induced 
adverse  effects  on  the  availability  of  low  and  moderate  income 
housing  and  of  neighborhood  serving  commercial  uses.''' 

Following  the  conditional  use  authorizations  for  the  hotels  by  the  City 
Planning  Commission,  the  North  of  Market  Planning  Coalition  (NOMPC),  a 
nonprofit  community  group,  filed  for  and  initiated  an  interim  rezoning  of  a 
large  portion  of  the  area  under  the  provisions  of  Section  302(e)  of  the  City 
Planning  Code  in  June,  1981.  The  reclassification  covered  a  total  area  of 
126.8  acres,  rezoning  the  C-2  and  C-3-G  portions  of  it  to  an  RC-^  district  and 
lowering  heights  east  of  Larkin  Street  to  80  feet  within  the  area  for  a  period 
of  one  year  pending  City  Planning  Commission  action  (Map  k).  In  May  1982, 
the  City  Planning  Commission  declared  this  area  a  major  subarea  of  the  city, 
thus  extending  the  provisions  of  the  NOMPC  reclassification  for  another  year 
to  provide  time  for  the  final  adoption  of  the  recommendations  of  this  study. 
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CITY  POLICY,  STUDY  OBJECTIVE  AND  ISSUES 


This  study  is  in  direct  response  to  recent  development  trends, 
neighborhood  concern,  and  City  Planning  Commission  action.  Current  City 
policy  is  stated  in  three  1981  City  Planning  Commission  resolutions  approving 
conditional  use  permits  for  tourist  hotels  in  the  North  of  Market  Area: 

...  to  stabilize  the  North  of  Market  community  as  a  viable  and 
supportive  neighborhood  for  the  elderly,  newcomers,  and  single 
people,  many  of  whom  are  of  modest  means.^ 

The  objective  of  this  study  is  presented  in  the  same  resolutions: 

...  to  develop  rezoning  recommendations,  the  intent  of  which  is 
to  further  mitigate  the  growth  induced  adverse  effects  on  the 
availability  of  low  and  moderate  income  housing  and  of 
neighborhood  serving  commercial  uses.^ 

Recommendations  presented  in  this  report  are  based  on  a  detailed 
examination  of  the  following  issues: 

o  What  is  the  nature  and  extent  of  land  use,  population, 
residential  and  commercial  activity  in  the  North  of  Market 
Area  today? 

o  To  what  extent  are  these  patterns  consistent  with  current 
zoning? 

o  How  are  current  and  projected  trends  likely  to  change  the 
North  of  Market  Area? 

o  How  can  current  zoning  be  modified  to  reflect  City  policy  more 
accurately  and  achieve  the  study  objective? 
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PROFILE  OF  THE  STUDY  AREA 


This  section  presents  a  detailed  profile  of  the  North  of  Market  Area 
using  the  data  collected  for  this  study.  Data  on  the  physical 
characteristics  of  the  area  were  developed  from  several  secondary 
sources  including  the  City  Polk  Directories,  Realty  Indexes  and  Sanborn 
Maps,  and  then  updated  and  supplemented  with  detailed  field  surveys. 
Demographic  and  economic  data  were  compiled  mainly  from  the  1970 
and  1980  Censuses.  Information  from  other  recent  studies  conducted  by 
the  Department  of  City  Planning  and  other  public  and  private  agencies 
also  was  used  to  supplement  the  data.  Appropriate  references  are  made 
to  all  such  sources  wherever  used. 


LOCATION  AND  BOUNDARIES 

The  North  of  Market  Area  --  commonly  referred  to  as  the 
Tenderloin  ~  is  centrally  located,  close  to  numerous  important 
functional  areas  of  the  city.  Map  3  shows  the  area's  location  in  the 
context  of  the  city's  downtown  financial,  shopping  and  hotel  districts  to 
the  northeast;  the  Nob  Hill  residential  district  immediately  to  the  north; 
the  developing  Yeroa  Buena  Center  and  its  Moscone  Convention  Center 
to  the  south  of  Market  Street;  and  the  Civic  Center  with  its  local,  state 
and  federal  government  functions  and  public  amenities. 

This  study  generally  examines  the  larger  area  bounded  by  Post 
Street,  Van  Ness  Avenue,  Market  and  Powell  Streets,  comprising  Census 
tracts  122,  123,  12^  and  125,  and  refers  to  it  as  the  North  of  Market 
Area.  More  specifically,  for  the  purposes  of  permanent  zoning 
recommendations,  it  looks  at  the  area  shown  in  Map  6  as  temporarily 
reclassified  to  RC-'^  by  community  request.  This  smaller  second  area  is 
referred  to  as  the  Study  Area. 


BRIEF  HISTORY 

The  North  of  Market  Area  today  is  a  "hectic,  colorful,  confusing, 
overwhelming  and  often  dangerous  low  income  neighborhood."^  The 
following  excerpt  on  the  historical  development  of  the  area  is  taken 
from  a  1979  report  "The  Tenderloin  Tomorrow"  written  for  the  North  of 
Market  Planning  Coalition  by  Melinda  Marble: 

The  Tenderloin  has  had  this  reputation  [dangerous  neighborhood] 
for  more  than  100  years.  Then,  newspapers  called  it  "the  shame 
of  San  Francisco."  The  Tenderloin  was  first  settled  shortly  after 
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the  Gold  Rush,  partially  built  on  reclaimed  swampland.  The 
area's  first  gambling  parlors  and  nightclubs  appeared  within  ten 
years  of  the  first  settlement. 

In  the  1800's,  the  Tenderloin  was  regularly  raided  by  vice  squads 
in  cleanup  campaigns,  spurred  on  by  the  local  press.  Classified 
ads  for  Tenderloin  establishments  in  those  days  were  coyly 
worded  versions  of  massage  parlor  blurbs  in  today's  underground 
newspapers.  The  Tenderloin  gained — and  has  maintained— a 
reputation  as  a  free  zone,  where  anything  goes. 

However,  the  Tenderloin  was  not  exclusively  a  low  income 
neighborhood  in  those  days.  It  was,  and  still  is,  made  up  largely 
of  apartment  houses  and  hotels,  and  included  some  of  the  city's 
finest  hotels. 

Much  of  the  deterioration  in  the  neighborhood's  housing  stock  ... 
has  occurred  after  World  War  Two.  During  the  1950's,  many  of 
the  tourist  hotels  closed  or  were  turned  into  residential  hotels. 
Buildings  were  aquired  by  investors  who  did  not  live  in  the 
neighborhood  or  manage  their  own  properties.  The  buildings 
were  getting  older  and  more  costly  to  maintain  and  many 
owners  simply  stopped  fixing  them. 

Redevelopment  and  the  rising  cost  of  housing  elsewhere  brought 
many  low  income  people  into  the  area.  Many  of  the  middle 
aged  people  who  had  moved  into  the  hotels  during  the  War 
housing  shortage,  stayed  on  and  became  permanent  residents. 
But  the  vice  traffic  that  had  always  been  a  part  of  the 
neighborhood  remained,  flourished,  and  often  victimized  these 
residents. 

By  the  1960's  and  70's,  property  management  in  the  Tenderloin 
became  a  real  headache  for  owners.  Many  chose  to  close  their 
buildings  rather  than  rent  to  undesirable  tenants.  Others 
provided  indifferent  management,  knowing  that  the  rising  value 
of  the  land  beneath  the  buildings  made  the  area  a  good 
investment. 

[Today]  The  Tenderloin's  20,000  residents  and  transients  are 
packed  into  one  of  the  city's  most  densely  populated  areas.  The 
Tenderloin's  location  in  the  "heart  of  San  Francisco"  and  its 
inexpensive  housing  stock  have  attracted  a  large  number  of 
needy  groups,  many  of  which  have  special  problems.  These 
include  Indochinese  refugees  and  other  newcomer  families, 
independent  elderly,  low  income  families,  the  mentally  ill  and 
transients.  ..J^ 
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TOPOGRAPHY 


The  North  of  Market  Area  is  generally  flat,  gently  sloping  upward  to 
the  northwest  at  approximately  a  five  percent  grade.  The  average 
elevation  is  about  50  feet.  At  its  northern  boundary  at  Post  Street,  the 
land  begins  to  rise  steeply  towards  Nob  Hill,  peaking  at  an  elevation  of 
300  feet.  All  the  lots  in  the  area  are  fairly  level  with  blocks  bounded  by 
level  streets,  convenient  for  pedestrian  nnovement. 


ZONING 

The  North  of  Market  Area  comprises  five  zoning  use  districts  and 
twelve  zoning  height  and  bulk  districts  as  depicted  in  Maps  7  and  8 
(Tables  1  and  2).  A  summary  of  standards  for  each  use  district  is 
presented  in  Table  A- 12  which  is  located  in  the  appendix.  Height  and 
bulk  controls  are  set  forth  in  the  Planning  Code,  Article  2.5. 


LAND  USE 

The  distribution  of  net  land  in  the  North  of  Market  Area  is 
approximately  30%  residential  (including  ^%  residential  hotel),  58% 
commercial,  and  7%  vacant/parking.  However,  the  land  use  is  not 
uniformly  distributed  throughout  the  area.  Almost  90%  of  the 
residential  land  is  contained  withing  the  Study  Area,  but  the  commercial 
land  is  50%  inside  and  50%  outside.  Thus  the  land  use  within  the  Study 
Area  is  distinctly  different  from  that  outside  the  Study  Area.  For 
example,  of  the  land  within  the  Study  Area  is  residential  as  opposed 
to  only  9%  outside  and  ^^6%  (including  public  uses  tourist  hotels)  is 
commercial  compared  to  76%  outside  (Tables  3  and  k). 

The  distribution  of  uses  by  gross  square  footage  of  building  area  is 
even  more  skewed  than  the  distribution  of  land  use.  Commercial 
development  intensity  is  much  higher  outside  the  Study  Area  whereas 
residential  development  is  much  more  intense  inside.  Only  8%  of  the 
building  area  outside  the  Study  Area  is  in  residential  use  compared  to 
56%  inside  and  92%  is  in  nonresidential  use  as  opposed  to  ^5%  inside  the 
Study  Area  (Tables  5  and  6). 

A  more  detailed  parcel  analysis,  including  mapping  of  land  uses, 
indicates  that  within  the  Study  Area  the  residential  uses  are  clustered  in 
the  north  and  center,  and  the  commercial  uses  are  located  around  the 
periphery  in  the  east,  south,  and  west  (Map  9  and  18).  The  mixed 
residential  character  of  one  subarea  as  opposed  to  the  distinct 
commercial  character  of  the  other  subarea  can  be  shown  by  comparing 
land  use  and  building  area  use  of  the  two  subareas.  Sixty  percent  of  the 
land  in  the  residential  subarea  is  in  residential  use  whereas  over  90%  of 
the  land  in  the  commercial  subarea  is  in  nonresidential  use.  Similarly, 
building  area  use  is  69%  residential  and  90%  nonresidential  in  the 
subareas  respectively  (Tables  7  and  8). 


Thus,  the  North  of  Market  Area  can  be  divided  into  two  distinct 
subareas:  1)  a  lower  intensity  mixed  use  residential  area,  smaller  than 
and  within  the  Study  Area;  and  2)  a  higher  intensity  commercial  area 
surrounding  this  residential  area  on  the  east,  south,  and  west. 
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TABLE  1 
ZONING  USE  DISTRICTS:  1982 


NORTH  OF  MARKET  AREA  STUDY  AREA 


Net  Net 

District  Acres  %  Acres  % 

R-C-4  31.9  20.4  31.9  33.8 

C-2  27.5  17.6  24.3  25.7 

P  27.8  17.8  2.0  2.1 

C-3-G  64.8  41.4  36.4  38.4 

C-3-R  4.8  2.8  0  0 

TOTAL  156.8  100.0  94.6  100.0 

Source:  DCP  Assessor's  Zoning  Block  Books,  1974  edition  as  amended. 


TABLE  2 

ZONING  HEIGHT  &  BULK  DISTRICTS:  1982 


NORTH  OF  MARKET  AREA 


DISTRICT 

Net  Acres 

70-X 

1.6 

1.0 

80-X 

23.5 

15.0 

130-G 

0.6 

0.4 

130-E 

49.1 

31.4 

140-X 

1.8 

1.1 

160-F 

21.5 

13.7 

160-G 

1.6 

1.0 

160-H 

2.9 

1.8 

225-1 

0.4 

0.2 

240-H 

27.7 

17.7 

320-1 

19.9 

12.7 

OS 

6.2 

4.0 

156.8 

100.0 

% 


Source:  DCP  Assessor's  Zoning  Block  Books,  1974  edition  as  amended. 
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TABLE  3 


GENERALIZED  LAND  USE: 

1982 

NORTH  OF  MARKET  AREA 

STUDY  AREA 

Acres 

Acres 

%  of 
NOMA 

Gross  Land  Area 

232.4 

126.8 

54.6 

Streets  and  R.O.W.  's 

75.6 

32.2 

42.6 

Net  Land  Area 

156.8 

94.6 

60.3 

In  Residential  Use 

46.9 

41.6 

88.7 

Apartments 

32.7 

29.9 

91.4 

Residential  Hotels 

14.2 

11.7 

82.4 

In  Transient  Hotel  Use 

16.2 

8.6 

53.1 

In  Commercial  Use 

74.7 

35.2 

47.1 

T^airlci  Ttf  T.ol" /Vapflnt 

11.5 

6.9 

60. 0 

Open  Space 

7.5 

2.3 

30.  7 

Source:  DCP  North  of  Market  Survey,  November 

1981 

to  February  1982. 

TABLE  4 
LAND  USE  COMPARISON 

INSIDE 
STUDY  AREA 

OUTSIDE 
STUDY  AREA 

Acres 

% 

Acres 

% 

Net  Land  Area 

94.6 

100 

62.2 

100 

Residential 

41.6 

44 

5.3 

9 

Apartment 

29.9 

32 

2.8 

6 

Resid.  Hotel 

11.7 

12 

2.5 

4 

Commercial  &  Public 

35.2 

37 

39.5 

64 

Tourist  Hotel 

8.6 

9 

7.6 

12 

Parking/ Vacant 

6.9 

7 

4.6 

7 

Open  Space 

2.3 

2 

5.2 

8 

Source:  DCP  NOM  Survey  1982.  //  San  Francisco  County,  S.F.  Board  of 
Realtors  and  Real  Estate  Data,  Inc.  Realdex,  San  Francisco 
County,  12th  edition,  1981. 
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TABLE  5 

GENERALIZED  BUILDING  AREA  USE:  1982 


NORTH  OF  MARKET  AREA 

STUDY  AREA 

Sq.Ft. (000) 

Sq.Ft. (000) 

/o  or 
NOMA 

Total  Building  Area 

25,138 

12,696 

50.5 

Residential  Use 

8,088 

7,055 

87.2 

Apartments 

5,481 

4,917 

89.7 

Residential  Hotels 

2,607 

2,138 

82.0 

Non-Residential  Use 

17,050 

5,641 

33.1 

Transient  Hotel  Use 

5,168 

1,374 

26.6 

In  Commercial  Use 

7,238 

3,580 

49.5 

Parking  Garages 

550 

451 

82.0 

Public 

4,094 

236 

5.8 

Source:  DCP  NOM  Survey  1982.  //  San  Francisco  County,  S.F.  Board  of 
Realtors  and  Real  Estate  Data,  Inc.  Realdex,  San  Francisco 
County,  12th  edition,  1981. 


TABLE  6 


BUILDING  AREA  USE 

COMPARISON 

INSIDE 

OUTSIDE 

STUDY 

AREA 

STUDY 

AREA 

Sq.Ft. (000) 

% 

Sq.Ft. (000) 

% 

Total  Building  Area 

12,696 

100 

12,442 

100 

Residential 

7,055 

56 

1,033 

8 

Apartment 

4,917 

39 

564 

5 

Resid.  Hotel 

2,138 

17 

469 

4 

Non-Residential 

5,641 

44 

11,409 

92 

Tourist  Hotel 

1,374 

11 

3,794 

31 

Commercial 

3,580 

28 

3,658 

29 

Public 

236 

2 

3,858 

31 

Parking  Garage 

451 

3 

99 

1 

Source:  DCP  NOM  Survey  1982.  //  San  Francisco  County,  S.F.  Board  of 
Realtors  and  Real  Estate  Data,  Inc.  Realdex,  San  Francisco 
County,  12th  edition,  1981. 
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TABLE  7 

LAND  USE  COMPARISON  BETWEEN  SUBAREAS 


RESIDENTIAL  SUBAREAS        COMMERCIAL  SUBAREAS 


Acres 

% 

Acres 

% 

;  Land  Area 

Q 

Ob .  cS 

1  f\r\ 
±UU 

y  u 

iUU 

Residential 

40.  J 

oO 

6 .  6 

7 

Apartment 

J .  J 

6 

Resid.  Hotel 

12.9 

19 

1.3 

1 

Commercial  &  Public 

14.8 

22 

59.9 

67 

Tourist  Hotel 

5.9 

9 

10.3 

11 

Pa rking/ Vacant 

4.7 

7 

6.8 

8 

Open  Space 

1.2 

2 

6.3 

7 

Source:  DCP  NOM  Survey  1982.  //  San  Francisco  County,  S.F.  Board  of 
Realtors  and  Real  Estate  Data,  Inc.  Realdex,  San  Francisco 
County,  12th  edition,  1981. 


TABLE  8 

BUILDING  AREA  USE  COMPARISON  BETWEEN  SUBAREAS 

RESIDENTIAL  SUBAREA            COMMERCIAL  SUBAREA 
 Sq.Ft.  (000)  %  Sq.Ft.(OOO)  % 


Total  Building  Area 

9,625 

100 

15,513 

100 

Residential 

6,597 

69 

1,491 

10 

Apartment 

4,276 

44 

1,205 

8 

Resid.  Hotel 

2,321 

24 

286 

2 

Non-Residential 

3,208 

31 

14,022 

90 

Tourist  Hotel 

1,072 

11 

4,096 

26 

Commercial 

1,618 

17 

5,620 

36 

Public 

8 

0 

4,086 

26 

Parking  Garage 

330 

3 

220 

1 

Source:  DCP  NOM  Survey  1982.  //  San  Francisco  County,  S.F.  Board  of 
Realtors  and  Real  Estate  Data,  Inc.  Realdex,  San  Francisco 
County,  12th  edition,  1981. 
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BUILDING  CHARACTERISTICS 


Most  of  the  North  of  Market  Area  was  developed  in  the  early  part 
of  the  century  and  has  many  characteristics  associated  with  older 
development.  The  average  age  of  buildings  is  60  years.  Over  90%  were 
built  prior  to  1939  and  only  about  6%  have  been  built  since  1960. 

Most  of  the  601  buildings  in  the  North  of  Market  Area  are  relatively 
low  and  bulky.  Almost  half  are  less  than  four  stories  and  only  28  exceed 
seven  stories.  The  heights  of  buildings  are  roughly  equivalent  to  their 
built  FARs,  indicating  full  lot  coverage  at  all  levels  with  few  setbacks  or 
narrow  towers  (Table  9).  This  development  is  far  less  than  the  height 
and  FAR  permitted  under  current  zoning  controls.  Therefore  during  the 
crucial  daytime  hours  sunlight  still  reaches  most  of  the  east-west 
streets.  Seventy-four  percent  of  the  buildings  fill  50%  or  less  of  the 
permitted  building  envelope  under  current  zoning.  Maps  10  and  11  show 
the  spatial  distribution  of  buildings  by  height  and  FAR.  Among  the  few 
buildings  more  than  13  stories  tall,  the  Federal  Building  and  the  Hilton 
Tower  dominate  the  neighborhood  with  their  overwhelming  bulk  and 
height  (Table  10). 

Most  of  the  buildings  contain  ground  floor  retail  commercial  uses. 
More  than  half  the  buildings  contain  upper  story  residential  units  and 
^2%  are  exclusively  commercial  or  light  industrial.  A  comparison  of 
building  area,  use  and  height  confirms  field  observations  that  the 
exclusively  commercial  buildings  generally  are  1-3  stories  in  height, 
while  the  taller  buildings  contain  the  residential  units  (Tables  5  and  9). 

Most  of  the  buildings  are  in  poor  condition  resulting  from  old  age 
and  inadequate  maintenance.  Fully  90%  of  the  residential  buildings  have 
been  cited  by  the  Department  of  Apartments  and  Hotel  Inspection 
(DAHl)  for  some  violation  of  the  housing  code.  Furthermore, 
seventy-two  buildings  have  had  their  occupancy  permits  withheld;  if  the 
law  were  enforced,  they  should  be  vacated.  Currently  eight  buildings  are 
vacant  because  of  fire  or  condemnation. 

Since  most  of  the  buildings  were  built  prior  to  the  adoption  of  the 
seismic  safety  provisions  of  the  San  Francisco  Building  Code  in  19'^8, 
some  37%  have  a  combination  of  brittle  material  and  inadequate 
connections  between  horizontal  and  vertical  elements  and  may  be 
subject  to  collapse  during  a  1906-type  earthquake.  In  1974,  the  San 
Francisco  Seismic  Safety  Investigation^^  reported  that  the  area 
contained  some  23  blocks  with  more  than  300  pre-earthquake  safety  code 
living  units  per  block,  and  predicted  that  approximately  75%  of  the 
North  of  Market  Area  would  experience  severe  damage  during  a 
1906-type  earthquake. 

Despite  the  generally  poor  building  conditions,  the  area  has  128 
architecturally  significant  structures  according  to  the  DCP 
Architectural  Survey  (Table  9).  Map  12  shows  that  few  structures  are 
rated  5--the  highest  rating— and  most  of  these  are  located  in  the  Civic 
Center,  outside  the  Study  Area.  Nevertheless,  all  except  two  blocks 
within  the  Study  Area  contain  at  least  one  structure  rated  for  contextual 
value.  Although  the  buildings  of  the  North  of  Market  Area  in  general 
are  in  poor  condition,  they  do  have  a  cohesive  architectural  character. 
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In  summary,  the  buildings  of  the  North  of  Market  Area,  and  the 
Study  Area  in  particular,  can  be  characterized  generally  as  uniform,  old, 
relatively  small  scale  buildings,  especially  with  respect  to  the  permitted 
zoning  envelope.  Building  conditions  are  poor,  with  many  violations  of 
the  Housing  Code  and  seismic  safety  regulations  of  the  Building  Code. 
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BUILDING  HEIGHTS  BY  NUMBER  OF  STORIES 
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MAP  NO.  12 
NORTH  OF  MARKET  REZONING  STUDY 
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TABLE  9 
BUILDING  CHARACTERISTICS 


STUDY  AREA 


Number  % 

TOTAL  NUMBER  OF  BUILDINGS 

601 

100.0 

Height 

Number  of  Stories  1-3 

294 

48.9 

4-7 

279 

46.4 

8-12 

15 

2.5 

13+ 

13 

2.2 

Mass 

Floor  Area  Ratio  1-3 

353 

58.8 

4-7 

232 

38.7 

8-12 

15 

2.5 

13+ 

1 

Use 

1   -1 

In  Residential  Use-"- 

353 

58.8 

With  less  than  10  Units 

38 

6.3 

With  10  units  or  more 

315 

52.4 

Tn  Tran<;1ent  Hotel  Use  Exclusivelv 

25 

4.2 

In  Commercial  Use'^ 

223 

37.1 

Architectural  Merit 

D.C.P.  Arch.  Survey  Rating  5 

4 

0.7 

4 

3 

0.5 

3 

18 

3.0 

2 

52 

8.7 

1 

51 

8.5 

BUILDINGS  WITH  APARTMENTS  OR  HOTELS ^ 

378 

100.0 

With  Some  Violation 

347 

91.8 

With  Life  Hazard 

49 

13.0 

DAHI  Score  40+ 

5 

1.3 

DAHI  Score  20-39 

13 

3.4 

No  Occupancy  Permit 

72 

19.0 

Sources:  Department  of  City  Planning  (DCP)  North  of  Market  Survey,  1982 

Department  of  Hotel  and  Apartment  Inspection  (DAHI)  DCP  Architectural 
Survey,  1976. 


Most  of  the  building  area  in  residential  use. 

Most  of  the  building  area  in  commercial  use  other  than  hotel. 

Percentages  do  not  add  up  to  100  because  categories  are  not  mutually 

exclusive. 
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TABLE  10 
STUDY  AREA 


PERCENTAGE 

UTILIZATION  OF  ALLOWED  BUILDING  AREA 

BUILDING  AREA  AS 
OF  ALLOWED  AREA 

/o  NUMBER 

OF  BUILDINGS 

% 

0  -  10% 

55 

9 

11  -  25% 

153 

26 

26  -  50% 

235 

39 

51  -  75% 

104 

17 

75%  and  over 

54 

9 

Total  Buildings 

601 

100% 

Sources:     DCP  NOM  Survey  1982.  //  San  Francisco  County,  S.F.  Board  of 
Realtors  and  Real  Estate  Data,  Inc.     Realdex,  San  Francisco 
County ,  12th  edition,  1981. 
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POPULATION  AND  HOUSEHOLD  CHARACTERISTICS 


The  North  of  Market  Area  residential  population  has  remained 
constant  between  1970  and  1980  at  about  20,000  people.  However, 
significant  changes  did  occur  within  certain  subgroups. 

In  1960  the  North  of  Market  Area  population  was  virtually  all  white, 
and  in  1970  it  was  still  predominantly  white  (Table  11).  However, 
between  1970  and  1980  there  was  a  dramatic  shift  in  ethnicity  (Table 
12).  A  decline  of  ^,2^8  persons  in  the  white  population,  or  2^%,  was 
offset  by  equally  dramatic  increases  in  Southeast  Asians  (858%),  Chinese 
(228%),  and  Blacks  (107%).  There  was  also  a  dramatic  m^7%  increase  in 
the  number  of  children  (1,064),  and  a  58%  increase  in  the  number  of 
adult  males  (1,011).  These  increases  were  offset  by  a  25%  decrease  in 
elderly  females,  a  14%  decrease  in  adult  females,  and  a  9%  decrease  in 
elderly  males  (Table  13). 

The  total  number  of  families  decreased  between  1970  and  1980. 
However,  there  was  an  increase  in  the  number  of  persons  in  families, 
implying  substantial  turnover  of  families.  As  a  result,  there  are  now 
fewer  but  larger  families  in  the  area  (Table  14). 

The  predominant  population  group  in  the  North  of  Market  Area 
remains  single,  white  males,  often  elderly.  Two-thirds  of  the  population 
is  white,  two-thirds  of  the  population  is  male  (of  whom  90%  are 
unmarried),  and  one-third  of  the  population  is  over  60  years  old. 
However,  a  strong  secondary  household  type  has  emerged:  the  Asian 
immigrant  family. 

Census  data  on  income  and  employment  are  not  available,  but  a 
recent  survey  of  the  designated  RAP  area,  roughly  comparable  to 
the  Study  Area,  provides  some  information.  According  to  this  survey, 
the  median  monthly  household  income  in  1980  for  apartment  dwellers 
was  $549  and  for  residential  hotel  dwellers  was  $433.  These  incomes  are 
less  than  half  the  citywide  median  single  person  household  income  of 
$1,208  as  estimated  by  HUD  in  1979.  About  50%  of  the  apartment 
dwellers  and  75%  of  the  hotel  dwellers  received  some  form  of  state  or 
federal  income  assistance. 

Labor  force  participation  is  low  due  to  high  proportions  of  elderly, 
disabled,  and  non-English-speaking  immigrants  in  the  population.  The 
unemployment  rate  has  been  historically  about  twice  that  of  the  rest  of 
the  city. 

In  summary,  the  North  of  Market  Area  is  a  low  income  neighborhood 
comprising  two  predominant  population  groups:  single,  elderly  white 
males  and  Asian  immigrant  families.  Detailed  data  supplementing  this 
brief  profile  are  provided  in  Tables  A-1  through  A-1 1  in  the  appendix. 
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TABLE  11 
SELECTED  DEMOGRAPHIC  DATA 
NORTH  OF  MARKET  AREA 


PERCENT  OF  TOTAL  PERSONS 


1  Q7n 

xy  ou 

AGE           Under  19 

4 

3 

9 

19-34 

16 

25 

28 

35-44 

8 

12 

13 

45-59 

30 

23 

20 

60  years  + 

42 

37 

30 

RACE  White 

97 

88 

66 

Black 

1 

4 

9 

Other 

2 

8 

25 

(Asian) 

(18) 

(Rest) 

(6) 

TOTAL  PERSONS 

21,118 

20,116 

20,370 

Sources:  1960  Census 
1970  Census 
1980  Census 

of  Population  &  Housing, 
of  Population  &  Housing, 
of  Population  &  Housing, 

U.S.  Dept.  of  Commerce. 
U.S.  Dept.  of  Commerce. 
Summary  Tape  File  A-1. 

TABLE  12 

POPULATION  CHANGE  BY  ETHNIC  GROUP: 

1970-1980 

NORHT  OF 

'  MARKET  AREA 

Net  Change 

Ethnic  Group 

1970  1980 

Number 

Percent 

Total  Persons 

20,116  20,370 

254 

1.3 

White 

17,721  13,473 

-4,248 

-24.0 

Black 

868  1,801 

933 

107.4 

Chinese 

331  1,084 

753 

227.5 

Filipino 

384  826 

442 

115.1 

Japanese 

213  215 

2 

0.9 

Amer.  Indian 

258  182 

-76 

-29.5 

Hawaiian 

47  39 

-8 

-17.0 

Korean 

29  211 

182 

627.6 

Other 

265  2,539 

2,274 

858.1 

(Vietnamese) 

(1,038) 

Sources:  1970    Census  of  Population  &  Housing,  U.S.  Dept.  of  Commerce. 

1980     Census  of  Population  &  Housing,  Summary  Tape  File  A-1. 
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TABLE  13 

POPULATION  CHANGE  BY  AGE  AND  SEX,  1970-1980 


NORTH  OF  MARKET  AREA 


Total  1970 

Total  1980 

Net 

Change 

AGE-SEX 

Number 

Number 

Number 

Percent 

Total  Persons 

20,116 

20,370 

254 

1.3 

Total  Males 

11,857 

13,123 

1,266 

10.7 

Under  19 

372 

964 

592 

159.1 

19-59 

7,754 

8,765 

1,011 

57.6 

60f 

3,731 

3,394 

-337 

-9.0 

Total  Females 

8,259 

7,247 

-1,012 

12.3 

Under  19 

352 

824 

472 

134.0 

19-59 

4,239 

3,664 

-575 

-13.6 

60+ 

3,668 

2,759 

-909 

-24.8 

Sources:  1970    Census  of  Population  &  Housing,  U.S.  Dept.  of  Commerce. 

1980    Census  of  Population  &  Housing,  Summary  Tape  File  A-1. 


TABLE  14 
HOUSEHOLD  CHARACTERISTICS 


NET  CHANGE 


1970 

19  8  0^ 

Number 

Percent 

Total  #  of  Households 

15,642 

13,387 

-2,255 

-14.4 

Family  Households 

2,215 

1,957 

-258 

-11.6 

Non- Family  Hh. 

13,453 

11,430 

-2,023 

-15.0 

Persons  in  Family  Hh 

4,926 

5,479 

553 

11.2 

Persons  per  Family  Hh 

2.2 

2.8 

0.6 

27.3 

Persons  in  Non-Fam.  Hh 

14,485 

12,592 

-1,893 

-13.1 

Persons  per  Non-Fam.  Hh 

1.1 

1.1 

2 

Persons  m  Group  Quarters 

705 

2,125 

1,420 

201.4 

Source:      1970    Census  of  Population  &  Housing,  U.S.  Dept.  of  Commerce. 

1980    Census  of  Population  &  Housing,  Summary  Tape  File  A-1. 


Components  of  the  1980  population  do  not  equal  the  total  population 
reported  in  tract  data  because  of  sampling  error. 

2    Most  of  the  changes  in  the  number  of  persons  in  non-family  households  and 
group  quarters  are  presumed  to  be  due  to  definitional  changes  in  Census 
reports. 
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HOUSING 


The  1980  U.  S.  Census  of  Population  and  Housing  reports  about 
15,000  housing  units  in  the  North  of  Market  Area.  Most  of  these  are  in 
large  apartment  buildings  and  residential  hotels.  Over  60%  are  in 
buildings  with  more  than  50  units.  Less  than  2%  of  the  units  were 
reported  to  be  owner-occupied,  compared  to  32%  citywide.  The  vacancy 
rate  was  reported  to  be  11%,  twice  the  citywide  figure  (Table  15).  Map 
13  shows  the  distribution  of  housing  units  in  relation  to  the  Study  Area 
and  zoning  use  districts. 

Over  kQ%  of  all  residential  units  in  the  North  of  Market  Area  are 
hotel  rooms.  Apartments  are  concentrated  in  the  R-C-'f  zone  and 
residential  hotel  rooms  are  concentrated  in  the  C-3-G  zone.  The  City 
Division  of  Apartment  and  Hotel  Inspection  (DAHI)  also  reports  nearly 
10,000  tourist  hotel  rooms,  60%  of  which  are  located  outside  the  Study 
Area  (Tables  16).  Most  of  the  buildings  containing  tourist  units  also 
contain  residential  units  (Table  17).  These  residential  units  are  small: 
87%  have  only  1  or  2  rooms.  Households  are  small  in  size  too,  since  70% 
of  the  units  are  occupied  by  only  one  person.  Nevertheless,  many  units 
are  overcrowded:  10%  of  the  units  have  more  than  one  person  per  room. 

According  to  the  1980  Census,  rents  in  the  North  of  Market  Area 
are  considerably  lower  than  the  citywide  average,  even  though  they  are 
high  on  a  per-room  basis  (Table  18).  This  reflects  the  fact  that  the  units 
in  the  North  of  Market  Area  are  much  smaller  than  those  in  the  rest  of 
the  city.  Apartment  residents  pay  an  estimated  average  35%  of  their 
income  for  rent  according  to  the  RAP  rent  survey.^ ^  jhis  survey  also 
reported  rapidly  rising  rents,  especially  in  the  larger  apartment  buildings 
(Table  19). 

In  August  1977,  the  Department  of  City  Planning  recommended  the 
designation  of  the  North  of  Market  Area  as  a  Rehabilitation  Assistance 
Program  (RAP)  area  based  on  findings  that  a  substantial  number  of 
deteriorating  structures  existed  in  the  area  which  did  not  conform  to  the 
Housing  Code.  Another  indicator  of  housing  condition  and  quality 
reported  by  the  Census  is  the  number  of  units  with  incomplete  plumbing. 
Nearly  20%  of  the  units  in  the  North  of  Market  Area  have  incomplete 
plumbing. 

Despite  the  fact  that  the  housing  units  in  the  North  of  Market  Area 
are  small,  sometimes  overcrowded,  in  poor  condition,  and  expensive  on  a 
per-room  basis,  they  do  have  some  of  the  lowest  rental  costs  per  unit  in 
the  city,  and  as  such,  they  constitute  a  valuable  housing  resource  in  San 
Francisco.  Comparable  units  do  not  exist  in  significant  numbers  outside 
the  North  of  Market  Area.  New  affordable  housing  cannot  be 
constructed  in  today's  housing  market.  However,  the  existing  units  in 
the  North  of  Market  Area  can  be  rehabilitated  to  meet  life  safety 
standards. Since  1980,  about  1830  units  have  begun  restoration  to 
safe  and  habitable  condition  according  to  RAP  figures.  Map  l'^ 
shows  the  buildings  and  the  various  public  and  private  resources  that  are 
being  used  to  rehabilitate  housing  units  in  the  area.^^ 
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Both  Census  and  City  statistics  indicate  that  this  important  housing 
stock  is  being  seriousiy  reduced.  Census  data  indicate  a  significant  17% 
loss  of  housing  units  between  1970  and  1980  in  the  North  of  Market 
Area.  Because  the  population  has  remained  the  same  size  and  the  total 
number  of  units  has  decreased,  the  number  of  units  with  3+  persons  and 
the  number  of  overcrowded  units  with  more  than  1  person  per  room  have 
increased. 

Because  the  Census  does  not  report  tourist  hotel  units  as  housing 
units,  it  is  not  possible  to  determine  how  many  "lost"  units  were 
demolished  and  now  many  were  converted  from  apartments  or  residential 
hotel  units  to  tourist  units.  However,  in  a  citywide  study  of  demolition 
and  conversion  to  transient  use  of  residential  units  conducted  by  the 
Department  of  City  Planning, it  was  statistically  estimated  that  in 
an  area  smaller  than  the  Study  Area  and  within  the  North  of  Market 
Area,  a  total  of  1,127  residential  hotel  rooms  were  lost  between  1975 
and  1980.  The  majority  of  the  loss  was  attributed  to  conversion  to 
tourist  use  with  another  61^  units  cited  as  threatened  by  such  conversion. 

In  summary,  housing  in  the  North  of  Market  Area  consists  of 
approximately  15,000  small  rental  apartments  and  residential  hotel 
rooms.  Most  are  in  large  ouildings.  Many  are  overcrowded  and  in  poor 
condition,  even  though  rehabilitation  to  life  safety  standards  is  feasible. 
The  number  of  vacant  and  occupied  units  is  decreasing,  due  primarily  to 
conversion  to  tourist  hotel  units.  Most  of  the  remaining  residential  hotel 
units  threatened  by  conversion  are  located  in  the  C-3-G  zoning  district. 
This  housing  is  among  the  lowest-priced  in  the  city  and  represents  a 
valuable  and  irreplaceable  housing  resource  for  low  and  moderate  income 
San  Francisco  residents. 
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TABLE  15 
HOUSING  CHARACTERISTICS 

SAN  FRANCISCO  NORTH  OF  MARKET  AREA 


1980 

1970 

1980 

Net  Change 

NiimHp  T 

1.1  V-A  LLi  VJ  W  1. 

% 

Numbe  r 

% 

Number 

% 

Number 

% 

Total  Units 

316,609 

18,040 

15,013 

-3,027 

-16. 

8 

Total  Year  Round 

316,351 

100.0 

18,037 

100.0 

14,986 

100. 

0 

-3,051 

-16. 

9 

Owner  Occupied 

100,786 

31.9 

179 

0.9 

187 

1. 

2 

8 

4. 

5 

Renter  Occupied 

198,170 

62.6 

15,489 

85.9 

13,200 

88. 

1 

-2,289 

-14. 

8 

Vacant  Year  Round 

17,395 

5.5 

2,369 

13.1 

1,599 

10. 

7 

-770 

-32. 

5 

Incomp.  Plumbing 

13,430 

4.2 

4,601 

25.5 

2,859 

19. 

1 

-1,742 

-37. 

9 

With  1  -  2  Rooms 

70,700 

23.3 

16,011 

88.8 

12,973 

86. 

6 

-3,038 

-19. 

0 

3-4  Rooms 

115,270 

36.4 

1,954 

10.8 

1,914 

12. 

8 

-40 

-2. 

0 

5  Rooms 

64,322 

20.3 

39 

0.2 

61 

0. 

4 

22 

56. 

4 

6+  Rooms 

66,059 

20.  9 

33 

0.2 

38 

0.3 

5 

15. 

2 

With  1  Person 

123,710 

39.1 

12,658 

70.2 

10,443 

69. 

7 

-2215 

-17. 

5 

2  Persons 

90,623 

28.6 

2,491 

13.8 

1,933 

12. 

9 

-558 

-22. 

4 

3  Persons 

84,623 

26.7 

521 

2.9 

1,011 

6. 

7 

490 

94. 

0 

1  or  less  person 

277,063 

87.6 

14,735 

81.7 

11,882 

79. 

3 

-2853 

-19. 

4 

per  rm. 

1.01  +  persons 

21,893 

6.9 

933 

5.2 

1,505 

10. 

0 

572 

61. 

3 

per  rm. 


Source:     1970  Census  of  Population  &  Housing. 

1980  Census  of  Population  &  Housing,  Summary  Tape  File  1-A. 
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HOUSING  TYPES  IN 

TABLE  16 
NORTH  OF  MARKET  AREA:  1982 

NORTH  OF  MARKET  AREA 

STUDY  AREA 

Number 

Percent 

Number 

Percent 

Total  Units  26,236 

100.  0 

18, 094 

69.0 

Tourist  Units  9,861 

100.0 

3,936 

39.9 

Residential  Units  16,375 

100.0 

14,158 

86.5 

Apartment  9,397 

100.0 

8,454 

90.0 

Hotel  6,978 

100.0 

5,704 

81.7 

Source:     Department  of  Apartments  & 

Hotel  Inspection, 

Unit  Usage  Reports,  1982. 

-^■Discrepancies  in  unit  counts  by  DAHI  and  the  U.   S.  Census  result  from 
sampling  error  and  different  definitions. 

TABLE  17 
HOUSING  TYPES  IN  STUDY  AREA 

1982 

STUDY  AREA 

RC-4 

C-3-G 

C-2 

Number  % 

Number  % 

Number  % 

Number 

% 

Total  Units                  18,094  100.0 

8,059  44.5 

6,739  37.2 

3,296 

18.1 

Tourist  Units             3,936  100.0 

1,397  35.5 

1,632  41.5 

907 

23.t 

Residential  Units     14,158  100.0 

6,662  47.1 

5,107  36.1 

2,389 

16.! 

Apartment                 8,454  100.0 

4,732  56.0 

2,179  25.8 

1,543 

18.] 

Hotel                        5,704  100.0 

1,930  33.8 

2,928  51.3 

846 

14.! 

Source:  Department  of  Apartment  and 

Hotel  Inspection, 

Unit  Usage  Reports,  1982. 

TABLE  18 
AVERAGE  RENTS:  1980 

NORHT  OF  MARKET 

Tracts 

SAN  FRANCISCO 

122 

123  124 

125 

Average  Rent/  unit            $  267 

$  190 

$  167          $  174 

$  153 

Average  Rent/  room             $  81 

104 

122  118 

102 

Source:     1980  Census  of  Population  &  Housing,  Summary 

Tapes  File  A-1. 
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TABLE  19 

RAP  AREA  AVERAGE  RENT  PAID  IN  1977  AND  1980 

APARTMENT  BUILDINGS   HOTELS  

1-10        11-50      51+                1-30        31-50      51-100  101+ 
 Units      Units      Units  Units      Units      Units  Units 

March  1977  !);156.10    $150.60     $157.30     $162.00    $126.80  $129.60  $124.70 

March  1980  $176.90    $178.40    $184.00    $157.10    $126.10  $138.30  $123.00 

Percent  Change:  +13         +19  +17  -3  *  +7  -1 


Source:  Real  Estate  Department  —  "Survey  of  the  North  of  Market  Rehabilitation 
Assistance  Program,"  Public  Response  Associates,  Inc.,  October  1981. 
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COMMERCE 


Three  kinds  of  commercial  activity  are  located  in  the  North  of 
Market  Area:  neighborhood  serving  retail  and  service;  tourist  and  city 
related  retail,  entertainment,  and  service;  and  office. 

Most  ground  story  commercial  activity  is  devoted  to  retail  sales  and 
services  such  as  restaurants,  bars,  shops,  grocery  markets,  and  beauty 
parlors  (Table  20).  Some  of  these  businesses  cater  primarily  to  local 
residents,  others  exclusively  to  tourists,  and  others  to  city  shoppers  and 
local  office  workers.  Many  serve  all  groups. 

In  most  cases,  clientele  is  determined  by  price,  quality,  and 
location.  For  example,  expensive  restaurants  located  close  to  tourist 
hotels  serve  strictly  the  tourists.  Inexpensive  coffee  shops,  on  the  other 
hand,  tend  to  serve  local  residents,  while  fast  food  establishments  along 
Powell  Street  serve  both  clientele.  Coffee  shops  closer  to  Civic  Center 
serve  local  residents  and  government  office  workers.  The  stores  located 
along  Market  Street  cater  to  local  and  citywide  shoppers  seeking 
moderately  priced  merchandise. 

Many  establishments  in  the  eastern  part  of  the  Study  Area,  including 
book  stores,  massage  parlors,  theaters,  and  clubs,  are  x-rated  or  adult 
oriented.  However,  most  of  the  city's  major  live  theaters  are  in  an 
around  the  North  of  Market  Area,  including  the  Orpheum  Theater  in  the 
Civic  Center;  the  Warfield  and  Golden  Gate  Theaters  in  Market  Street; 
and  the  Geary,  Curran,  and  Marines  Memorial  Theaters  near  Union 
Square.  The  War  Memorial  Opera  House  and  Davies  Symphony  Hall  are 
just  west  of  the  Study  Area  on  Van  Ness  Avenue. 

In  addition  to  ground  story  retail  and  service,  the  North  of  Market 
Area  contains  ^3  exclusively  tourist  hotels  and  75  hotels  with  some 
tourist  units  and  some  permanent  residential  units  (Table  21).  These  118 
hotels  comprise  approximately  k.G  million  square  feet  of  space  and 
approximately  10,000  rooms. Map  15  shows  the  location  of  these 
hotels.  Although  70%  of  these  hotels  are  within  the  Study  Area,  they 
contain  only  ^0%  of  the  total  tourist  rooms,  since  the  larger  tourist 
hotels  are  outside  the  Study  Area. 

The  North  of  Market  Area  contains  79  vacant  lots  totaling  almost 
500,000  square  feet,  most  of  which  are  used  for  parking.  Approximately 
60%  of  this  land  is  within  the  Study  Area:  50  lots  totaling  300,000  square 
feet.  In  addition,  12  of  the  15  commercial  parking  garages  in  the  North 
of  Market  Area  are  located  within  the  Study  Area.^'' 

The  bulk  of  the  remaining  8.8  million  square  feet  of  upper  story 
office  and  other  commercial  uses  is  located  in  the  periphery  near  Van 
Ness  Avenue,  Civic  Center,  Market  Street,  and  the  eastern  blocks  of  the 
North  of  Market  Area.  ^7 


^2 


MAP  NO.  15 


NORTH  OF  MARKET  REZONING  STUDY 


TOURIST  HOTELS 


SAN       FRANCISCO       DEPARTMENT       OF       CITY  PLANNING 
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TABLE  20 
GROUND  STORY  BUSINESSES:  1982 


TYPE  OF  BUSINESSES  Number  Percent 


Restaurants,  Coffee  Shops, 

Take -outs 

150 

21 

Bars 

73 

10 

Jewelry,  Antiques,  Imports 

,  Gifts,  Junk,  Pawn  Shops 

60 

8 

Beauty  Parlors,  Barbers 

60 

8 

Food  Markets 

40 

6 

Cleaners,  Tailors 

42 

6 

Auto  Repair 

21 

3 

Clothing,  New  and  Used 

18 

2 

Shoe  Repair,  Shoe  Shine 

24 

3 

Auto  Rental 

18 

2 

Laundry,  Laundromat 

15 

2 

Massage  Parlor 

20 

2 

Bookstores 

16 

2 

Theaters 

15 

2 

Music,  Records 

15 

2 

Liquor  Stores 

12 

2 

Medical 

10 

2 

Travel  Service 

10 

2 

Drug  Stores 

6 

1 

Hardware 

1 

1 

Misc.  Retail  and  Wholesale 

48 

7 

Misc.  Service 

37 

5 

TOTAL 

711 

100% 

Source:     DCP  North  of  Market  Survey,  1982. 


TABLE  21 
TOURIST  HOTELS 


NORTH  OF  MARKET  AREA 


INSIDE 
STUDY  AREA 


OUTSIDE 
STUDY  AREA 


Exclusively  tourist 
hotels 

Hotels  with  tourist 
and  permanent  resi- 
dential units 

Total  hotels  with 
tourist  units 

Tourist  hotel  rooms 


43 


75 


118 
9,861 


22 


61 


83 
3,936 


21 


14 


35 
5,925 


Source:  Department  of  Apartment  and  Hotel  Inspection,  Unit  Usage  Report, 
1982. 


44 


RECENT  TRENDS 


The  North  of  Market  Area  is  one  of  the  last,  centrally  located, 
relatively  low  intensity,  commercially  zoned  areas  in  the  city.  It  is 
surrounded  by  several  areas  which  are  currently  developing  or  are 
expected  to  have  major  development  in  the  next  decade. 

In  Union  Square  two  major  quality  department  stores  have  recently 
opened.  The  development  of  the  Moscone  Convention  Center  in  the 
South  of  Market  area  has  enhanced  the  tourist  industry.  The  San 
Francisco  Convention  and  Visitors  Bureau  reports  that  although  the 
number  of  conventions  in  1981  fell  by  12%,  the  number  of  convention 
registrants  increased  by  16%,  and  convention  receipts  were  up  $14 
million  over  1980.  Completion  of  the  Verba  Buena  Center  project  may 
include  as  much  as  4  million  square  feet  of  office  space,  two  hotels  with 
2,200  rooms,  and  500,000  square  feet  of  retail  development. 

The  Mid  Market  Street  Study  prepared  in  1982  by  Skidmore,  Owings, 
and  Merrill  for  the  Department  of  City  Planning  reported  rising  property 
sales  prices  and  increased  development  activity  along  Market  Street. 
The  Department  is  currently  preparing  a  Downtown  Plan  and 
Environmental  Impact  Report  which  propose  increased  development  in 
the  South  of  Market  and  Civic  Center  areas.  The  Mayor  and  the 
Department  of  City  Planning  have  recently  identified  Van  Ness  Avenue 
as  a  major  opportunity  area  for  mixed  use  residential-commercial  growth. 

This  development  activity  in  surrounding  areas  coupled  with  a 
current  commercial  zoning  envelope  which  far  exceeds  existing 
development  has  already  begun  to  influence  land  prices  and  sales 
transactions  in  the  North  of  Market  Area.  An  examination  of  sales  and 
property  records  in  the  City  Assessor's  and  the  Recorder's  Office  found 
relatively  low  land  values  and  few  sales  transactions  in  the  North  of 
Market  Area  in  1980.  However,  recent  sales  and  prices  have  increased 
dramatically.^  ^ 

The  assessed  value  of  land  in  the  area  increased  by  about  30% 
between  1970  and  1976  compared  with  48%  for  the  city  as  a  whole. 
During  1980  property  sold  for  an  average  of  about  $25  -  $30  per  square 
foot.  Apartment  units  sold  for  as  little  as  $8,000  -  $1  1,000  per  unit,  and 
residential  hotels  sold  for  as  low  as  $5,000  -  $9,000  per  unit.  However, 
1981  property  transactions  reveal  that  some  properties  which  were  sold 
several  times  over  the  last  four  years  increased  in  value  from  100%  to 
250%.^^  Some  of  the  dramatic  increases  can  be  attributed  to  the 
initially  low  values,  especially  in  the  eastern  fringe  of  the  area.  Map  16 
shows  the  location  of  properties  which  changed  hands  between  1979  and 
1981. 

Within  the  North  of  Market  Area,  fourteen  major  development 
projects  have  either  been  filed,  approved,  or  are  under  construction. 
Those  approved  include  3  major  luxury  hotels  with  a  total  of  2,255 
rooms,  2  residential  condominiums  with  a  total  of  240  dwelling  units,  and 
almost  1,000,000  square  feet  of  office  and  commercial  space  (Table  22). 
Map  17  shows  the  location  and  status  of  these  projects.  In  addition, 
several  other  projects  have  been  presented  informally  to  the  Department 
of  City  Planning. 
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TABLE  22 

MAJOR  PROJECTS  PENDING  —  NOMA  1982 
(FILED,  APPROVED  OR  UNDER  CONSTR. ) 


BLOCK/descr. 


Office 
sq.  f  t . 


COMMERCIAL 
Retail 
sq. f t . 


Hotel 
units 


RESIDENTIAL 


sq.ft.         #  Units 


304  (Alcazar) 

317  (Hotel) 

318  (MD.TN. Towers) 

325  (Hilton) 

326  (Holiday) 

330  (Ramada) 

331  (mixed  use  dev.)  219,000 
339  (rehab) 

342  (Warfield)  357,000 

343  (rehab) 

351  (10  UN  Plaza)  40,000 
716  (900  Polk)  81,000 
742  (790  Van  Ness) 
814  (Polk/Hayes)  100,000 


4,400 


59,000 


18,000 


2,200 


275—425 

410 
805 
1,040 
450 


125 


205,000 


90,000 


503,000 
34,000 

24,000 

207,000 


152 


88 


627 
38 

27 

230 


Total 


797,000 


83,600 


3,180  1,063,000 


1,162 


Source:     S.F.  Department  of  City  Planning. 
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— —   NOM  AREA 

STUDY  AREA 
ESSD   1979  TRANSACTIONS 

1980  TRANSACTIONS 

1981  TRANSACTIONS 
MULTIPLE 

TRANSACTIONS 


MAP  NO.  16 


NORTH  OF  MARKET  REZONING  STUDY 
RECORDED  PROPERTY  TRANSACTIONS:  1979-1981 
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One  of  the  strongest  manifestations  of  developinent  pressure  in  the 
North  of  Market  Area  has  been  the  conversion  of  residential  hotel  rooms 
to  tourist  hotel  rooms.  While  it  is  difficult  to  document  the  actual 
number  of  conversions,  it  can  be  inferred  that  the  number  is  substantial 
by  comparing  the  Census  housing  counts  with  the  Department  of  City 
Planning  annual  Housing  Inventory.  The  Census  reports  a  "loss"  of  about 
3,000  units  in  the  North  of  Market  Area  between  1970  and  1980,  while 
the  DCP  Housing  Inventory  reports  only  556  units  demolished  during  the 
same  period. 

In  1981  the  Hotel  Conversion  and  Demolition  Ordinance  was  adopted 
to  limit  this  conversion  of  residential  hotel  rooms  to  tourist  hotel 
rooms.  Only  vacant  units  are  allowed  to  convert  during  the  summer 
months  and  these  are  required  to  revert  to  residential  use  at  the  end  of 
the  tourist  season.  The  effectiveness  of  the  enforcement  mechanisms  of 
this  ordinance  is  being  evaluated. 

In  summary,  the  North  of  Market  Area  is  at  the  center  of  an  area 
currently  undergoing  significant  tourist  hotel,  retail,  and  commercial 
development.  If  current  trends  continue,  housing  for  existing  residents 
and  neighborhood-serving  retail  and  services  will  very  likely  face 
increased  pressure  for  redevelopment  or  conversion  to  commercial  use. 


NORTH  OF  MARKET  REZONING  STUDY 


RESIDENTIAL  AND  COMMERCIAL  SUBAREAS 
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FINDINGS 


The  conclusions  of  this  study  are  based  on  a  detailed  analysis  of  data 
regarding  the  North  of  Market  Area  and  careful  examination  of  existing 
City  Planning  Code  provisions.  The  conclusions  are  as  follows. 

The  North  of  Market  Area  can  be  divided  into  two  distinct 
subareas.  A  lower  intensity  mixed  use,  primarily  residential  area  is 
smaller  than  and  mostly  within  the  Study  Area.  Surrounding  this  on  the 
east,  south,  and  west,  is  a  second  area  characterized  by  higher  intensity 
commercial  development,  including  several  tourist  hotels.  These  areas 
are  depicted  on  Map  18. 

The  buildings  of  the  North  of  Market  Area,  and  the  Study  Area  in 
particular,  are  generally  uniform,  old,  relatively  small  scale  buildings, 
especially  with  respect  to  the  permitted  zoning  envelope.  Building 
conditions  are  poor,  with  many  violations  of  the  Housing  Code  and 
seismic  safety  regulations  of  the  Building  Code. 

The  North  of  Market  Area  is  a  low  income  neighborhood  of  about 
20,000  people  comprising  two  predominant  population  groups:  single, 
elderly,  white  males  and  Asian  immigrant  families. 

Housing  in  the  North  of  Market  Area  consists  of  approximately 
15,000  small  rental  apartments  and  residential  hotel  rooms.  Most  are  in 
large  buildings.  Many  are  overcrowded  and  in  poor  condition,  even 
though  rehabilitation  to  life  safety  standards  is  feasible.  The  number  of 
vacant  and  occupied  units  is  decreasing,  due  in  large  part  to  conversion 
to  tourist  hotel  units.  Most  of  the  remaining  residential  hotel  units 
threatened  by  conversion  to  tourist  units  are  located  in  the  C-3-G  zoning 
district.  This  housing  is  among  the  lowest  priced  in  the  city  and 
represents  a  valuable  and  irreplaceable  housing  resource  for  low  and 
moderate  income  San  Francisco  residents. 

Commercial  activity  in  the  North  of  Market  Area  includes 
approximately  17  million  square  feet  of  neighborhood-serving  and 
tourist-serving  retail,  service  and  entertainment,  hotels,  and  office 
space. 

The  North  of  Market  Area  includes  five  zoning  use  districts:  R-C-^, 
C-2,  C-3-G,  C-3-R,  and  P.  Height  districts  range  from  70-X  to  320-1. 
The  intensity  of  existing  development  is  significantly  below  what  is 
permitted  by  current  use,  height,  bulk,  and  FAR  regulations. 
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The  use  characteristics  of  existing  development  are  less  commercial 
than  what  is  permitted  by  current  zoning  use  district  regulations. 
Property  within  the  R-C-'^  zone  is  predominantly  residential.  However, 
this  residential  predominance  extends  beyond  the  current  R-C-^ 
boundaries  into  the  C-2  and  C-3-G  zones.  Nevertheless,  it  does  not 
reach  as  far  as  the  boundaries  of  the  Study  Area  proposed  for 
reclassification  by  neighborhood  residents,  except  in  the  northeast 
corner  of  the  Study  Area.  The  predominantly  residential  part  of  the 
North  of  Market  Area  is  shown  on  Map  18. 

Census  and  survey  data  indicate  that  the  North  of  Market  Area 
is  a  neighborhood  in  transition.  The  size  of  the  population  has  remained 
constant  over  the  last  two  decades,  but  the  traditionally  predominant 
single,  white  male,  often  elderly  community  is  being  joined  by  Asian 
immigrant  families. 

Fewer  buildings  are  continuing  in  residential  use  and  these  are  not 
well  maintained.  A  significant  number  of  buildings,  especially 
residential  hotels,  are  being  replaced  or  renovated  for  commercial  use, 
most  often  as  tourist  hotels  with  tourist-oriented,  rather  than 
neighborhood-oriented  retail,  service,  and  entertainment. 

Rising  property  values  and  escalating  rents  underscore  development 
pressures  to  further  replace  the  supply  of  affordable  low  income  dwelling 
units  with  tourist  and  office-  oriented  commercial  development. 

Under  current  zoning,  small  buildings,  especially  those  in  C-2  and 
C-3  areas,  are  prime  candidates  for  demolition.  Medium-sized 
residential  hotels  face  pressure  to  convert  to  tourist  hotels,  despite  a 
recent  city  ordinance  limiting  such  activity. 

Existing  zoning  does  not  offer  adequate  control  necessary  to 
preserve  existing  low  and  moderate  income  housing  and  neighborhood- 
oriented  retail  and  services  in  the  North  of  Market  Area.  R-C-^  zoning 
would  provide  only  a  partial  solution  because  it  would  still  allow 
commercial  development  above  the  ground  floor  and  would  provide  no 
incentives  to  retain  existing  low  and  moderate  income  housing. 
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REZONING  PROPOSAL 
PROPOSED  NORTH  OF  MARKET  MIXED  USE  DISTRICT 


PURPOSE 

Based  on  the  study  objectives  to  develop  rezoning  recommendations 
to  stabilize  low  and  moderate  price  housing  availability  in  the  North  of 
Market  community,  and  on  the  data  analysis  and  findings  of  this  study, 
the  Department  of  City  Planning  recommends  that  the  reclassification 
area  shown  on  Map  19  be  zoned  as  a  new  North  of  Market  Mixed  Use 
District  with  the  following  specific  purposes: 

o     Conservation  of  existing  housing  stock 
o      Upgrading  of  existing  housing  stock 

o      Establishment  of  permanent  low  income  use  for  some  of  the 
housing  stock 

o      Promotion  of  a  mixed  income  residential  neighborhood 
o      Development  of  appropriate  mixed  uses  (i.e.  uses  that  support 
or  are  compatible  with  residential  uses) 


CONTROLS 

The  Department  recommends  that  the  North  of  Market  Mixed  Use 
District  controls  be  similar  to  the  existing  RC-^  district  with  the 
following  exceptions: 

1.  New  tourist  hotels  would  not  be  permitted.  (RC-^  permits 
them  as  conditional  uses.) 

2.  Residential  development,  including  1  FAR  of  commercial  uses 
permitted  in  C-2  districts,  except  for  tourist  hotels,  would  be 
permitted  as  a  matter  of  right  to  80  feet  in  height.  (Section 
233  of  the  Planning  Code  requires  conditional  use  authorization 
for  any  building  exceeding  ^0  feet  in  any  R  district,  and  RC-^ 
permits  commercial  uses  only  on  or  below  the  ground  floor.) 

3.  Any  development  exceeding  80  ft.  in  height  up  to  the  maximum 
permitted  in  the  height  and  bulk  standards  or  involving 
commercial  use  above  the  ground  floor  would  require 
conditional  use  approval  by  the  Planning  Commission.  Approval 
of  such  permits  would  require,  in  addition  to  the  criteria  set 
forth  in  section  303  of  the  Planning  Code,  compliance  with  the 
following  new  criteria: 

(a)  The  extent  to  which  new  housing  units  are  included  in  the 
project  and  the  extent  to  which  these  units  are  low  and 
moderate  income; 
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(b)  The  extent  to  which  rehabilitation  of  existing  housing  units 
to  be  reserved  for  permanent  low  or  moderate  income  use 
is  included  as  part  of  the  project. 


The  City  Planning  Commission  will  establish  guidelines  to  determine 
the  amount  of  extra  height  for  projects  including  low  and  moderate 
income  housing  based  on  the  following  criteria: 

o  Extra  height  or  development  bonus  rights  to  construct 
additional  market  rate  housing  units  or  commercial  space,  up  to 
the  maximum  specified  in  the  North  of  Market  Mixed  Use 
District  controls,  would  be  granted  in  exchange  for  the 
provision  of  a  specified  number  of  units  affordable  to  low  and 
moderate  income  households. 

o  The  required  number  of  low  and  moderate  income  units  would 
be  determined  based  on  the  assumption  that  the  developer 
apportions  his  total  land  cost  to  the  development  he  is 
permitted  by  right.  Thus,  the  bonus  development  could  be 
considered  without  land  cost,  and  this  "saving"  would  be 
expected  to  be  translated  into  lower  unit  costs. 

^.  New  developments  would  be  required  to  minimize 
encroachment  on  the  following  sunlight  access  angles  (Figure  1): 

a)  Sunlight  access  angle  of  76  degrees  for  lots  on  the  east 
side  of  north-south  streets; 

b)  Sunlight  access  angle  of  50  degrees  for  lots  on  the 
west  side  of  north-south  streets  and  south  side  of 
east-west  streets. 

Applicants  will  be  required  to  undertake  massing  studies  to 
determine  an  appropriate  and  feasible  building  configuration 
which  will  minimize  encroachment  of  the  sunlight  access  angles. 

For  development  around  the  proposed  Tenderloin  Park  and  the 
Sergeant  McAuley  Park,  applicants  would  be  also  required  to 
conform  to  the  "Solar  Fan"  criteria  set  forth  in  Figure  2. 
("Solar  Fan"  criteria  for  Sergeant  McAuley  Park  are  being 
developed,  but  were  not  ready  in  time  for  this  report.) 

5.  Existing  residential  uses  as  determined  by  the  last  recorded  use 
permit  would  be  required  to  be  retained  or  replaced  with 
comparable  units  in  the  North  of  Market  Area  Mixed  Use 
District  as  a  condition  of  any  new  development,  residential  or 
commercial. 

6.  Maximum  unit  density  would  be  determined  by  the  permissible 
building  envelope  and  minimum  habitability  standards  specified 
in  the  Housing  Code. 

7.  The  maximum  number  of  off-street  parking  spaces  permitted 
would  be  one  for  each  dwelling  unit;  there  would  be  no  minimum 
requirement.  The  savings  resulting  from  this  reduction  in 
parking  for  bonus  units  would  be  expected  to  be  reflected  in 
lower  unit  costs.  No  off-street  parking  for  commercial  uses 
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EAST-WEST  STREETS 


NORTH-SOUTH  STREETS 


ORIENTATION  :  9'  EAST  OF  TRUE  SOUTH 

CRITICAL  SIDE  OF  STREET  :  EAST  and  WEST 

CRITICAL  TIME  :  EAST,  from  11:00  am.  Dec.  21^J 
WEST,  until  1:00  pm,  Dec.  21^^^ 

CUT  OFF  ANGLE  :  EAST  75°,  WEST  50° 

FIGURE  I 

NORTH  OF  MARKET  SUNLIGHT  ACCESS  ANGLES 
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would  be  required  .  (RC-'f  requires  one  off-street  parking  space 
for  every  four  dwelling  units,  and  generally  one  space  for  every 
500  sq.  ft.  of  office  use,  when  occupied  floor  area  exceeds 
5,000  square  feet.  C-2  has  the  same  connmercial  requirements, 
while  C-3-G,  in  recognition  of  downtown  transit  access,  does 
not  have  a  commercial  parking  requirement.) 
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AS  CONDITIONAL  USE 
ONLY. 


MAP  NO.  20 
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FROFOSED  t-EICHT  AND  BULK  CCNTRCLS  IN  THE  NCRTH  OF  M°W<ET  MIXED 
USE  DISTRICT. 

FURFOSE 

The  Department  recomrends  reclassification  of  height  and 
bulk  controls  in  the  North  of  Market  Mixed  Use  District  to  that 
shown  on  Map  20  for  the  following  specific  purposes: 

o      Reflect  prevailing  heights  in  the  area 

o      Soften  the  visual    irrpacts  of   the  Federal  Building  and 

the  Hi  1  ton  Tower 
o     Encourage  the  sculpturing  and  articulation  of  buildings 

forms 

o      Promote  a  more  attractive  and  interesting  skyline 
o      Increase    the  annount    of   daylight    reaching    the  streets 
and  publ ic  parks 

and,  in  conjunction  with  specifications  of  the  North  of  Market 
Mixed  Use  District, 

o     Provide     incentives     for     residential     development  on 
underdeveloped  sites  within  the  area. 

CCNTRCLS 

The  Department  recomnends  that  the  height  and  bulk  controls 
in  the  North  of  IVferket  Mixed  Use  District  shown  on  Map  8  be 
reclassified  to  those  on  Map  20.  In  each  height  district,  the 
height  permitted  "as-of -r i ght"  is  denoted  on  the  map  by  nimbers 
in  feet,  and  the  bulk  controls  are  denoted  by  letter  symbols. 
The  maximum  heights  and  bulks  achievable  through  conditional 
use  authorization  are  denoted  by  nimbers  and  letters  in 
parentheses.  The  bulk  controls  are  the  same  as  those  in 
Section  270  of  the  City  Planning  Code  except  in  districts 
designated  by  the  letter  S  on  Map  20.  In  these  districts,  the 
Department  recomrends  new  bulk  controls  as  described  below. 

Building  bulks  in  an  S  district  would  be  determined  by  the 
height  of  a  particular  building  and  not  by  the  height  district 
in  which  the  building  is  located.  Depending  on  how  tall  a 
building  is,  bulk  controls  would  apply  at  different  heights  or 
"bulk  zone  elevations"  corresponding  to  the  base,  lower  tower, 
middle  tower  and  upper  tower  of  that  building.  These  bulk 
controls  are: 

1.  Maximun  Width--the  total  permitted  building  width  as 
measured  along  the  street  grid  that  surrounds  a 
bui Idi ng  (Fi gure  3) . 

2.  Maximum  Plan  Dimension--the  distance  between  the  two 
farthest  points  on  the  building  plan.  Balconies  and 
projecting  decorative  features  are  excluded  from  these 
measurement  (Figure  3). 
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FIGURE  3:  BULK  CONTROLS 
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3.  Floor  Area  Reduction — required  progressive  reductions  in 
floor  sizes  in  the  upper  tower  of  a  building  to  a  maximum  top 
floor  area  of  8,100  sq.  ft. 

The  maximum  building  widths,  the  maximum  plan  dimensions  and 
the  bulk  zone  elevations  at  which  these  controls  apply  would  be 
determined  by  the  "Bulk  Control  Zone  Chart"  in  Figure  3.  By  locating 
the  total  height  of  a  building  on  the  horizontal  axis  of  this  chart,  the 
different  bulk  zones  for  that  building  would  be  determined  by  drawing  a 
vertical  line  intersecting  with  the  zone  lines  A,  B,  C  or  D.  The  different 
heights  at  which  the  zone  lines  are  intersected  indicate  the  heights  at 
which  the  progressive  bulk  limits  listed  on  the  right  of  the  chart  apply. 
For  example,  the  bulk  zone  elevation  of  the  base  of  a  building  300  feet 
tall  would  be  90  feet,  i.e.,  up  to  a  height  of  90  feet  the  base  of  the 
building  could  have  a  maximum  width  of  275  feet.  The  bulk  zone 
elevation  of  the  lower  tower  would  be  150  feet,  i.e.,  up  to  a  height  of 
150  feet  the  building  could  have  a  maximum  width  of  170  feet  and  a 
maximum  plan  dimension  of  220  feet.  Similarly,  the  mid-tower  bulk 
zone  elevation  would  be  205  feet  up  to  which  height  the  building  could 
have  a  maximum  width  of  150  feet  and  a  maximum  plan  dimension  of  212 
feet.  Above  205  feet  the  upper  tower  zone  would  begin,  i.e.,  the  building 
could  have  a  maximum  plan  dimension  of  170  feet  and  the  floor  area 
reduction  requirements  would  apply. 

The  floor  sizes  in  the  upper  tower  of  a  building  would  be  further 
restricted  to  a  maximum  average  floor  area  depending  on  the 
cross-section  planned  at  the  top  of  the  mid-tower  zone.  This  maximum 
average  floor  area  would  be  determined  by  the  "Upper  Tower  Floor  Area 
Chart"  in  Figure  For  example,  if  the  cross-section  of  a  building  at  the 
top  of  its  mid-tower  is  12,000  sq.  ft.,  then  the  maximum  average  floor 
area  in  its  upper  tower  would  be  10,000  sq.  ft.  Therefore,  the  total  floor 
area  permitted  in  the  upper  tower  of  the  building  would  be  10,000  sq.  ft. 
times  the  number  of  floors.  This  total  floor  area  could  be  distributed 
among  the  floors  in  any  configuration  as  long  as  no  floor  was  wider  than 
the  floor  below  and  not  less  than  3,600  sq.  ft.,  and  as  long  as  the  top 
floor  was  not  larger  than  8,100  sq.  ft. 

Exceptions  to  these  bulk  controls  in  S-districts  could  only  be  granted 
under  the  following  conditions: 

a.  The  proposed  building  or  that  portion  of  the  building  for  which 
an  exception  is  requested  is  screened  from  city  views  by 
surrounding  buildings  of  equal  or  greater  height  on  all  sides. 

b.  The  project  respects  the  scale,  sense  of  viability  and  character 
of  nearby  buildings  of  architectural  merit,  providing,  where 
appropriate,  transitionally  scaled  features. 

c.  The  additional  bulk  does  not  shade  publicly  accessible  sitting 
and  sunning  areas. 

d.  Extended  facades,  over  170  feet  in  width,  are  subdivided  into 
distinctive  sub-elements,  and  are  accented  at  the  pedestrian 
level  by  major  design  focal  points  such  as  dramatic 
entranceways  or  large  scaled  decorative  features. 
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^Cited  in  S.F.  City  Planning  Commission  Resolutions  Nos.  SS'^'f,  2,S^^5 
and  936if. 

^S.F.  City  Planning  Commission  Resolutions  Nos.  88^^,  88'f5  and  936^^. 

^S.F.  City  Planning  Commission.  Resolutions  Nos.  88^^^,  88^5. 
Resolution  No.  936^  has  language  similar  in  intent  but  differing  in 
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TABLE  A-1 

POPULATION  DISTRIBUTION  BY  ETHNIC  GROUP: 1980 


NORTH  OF  MARKET 


SAN  FRANCISCO  Total  Tract 


■pTHMTP   PR  HTTP 

7 

/o 

Ml  1  Tn  r\  ^  T* 

7 

/o 

19  9 

19^ 

1  9A 

1  9  R 

lotax  rersons 

(^7  n  Q7A 
D  /  O  ,  7  /  4 

inn  n 

on  "170 
ZU , J / u 

1  no  o 

3  ,  U  /  U 

^  O/i'i 

/>    OA  9 

wni  te 

jyjf  UOJ. 

JO  •  ^ 

±  J  ,  H  /  J 

D  O  .  X 

J  ,  DOJ. 

-3  ,  t  J-3 

9  7nA 
Z ,  /  UD 

Black 

86,414 

12.7 

1,801 

8.8 

240 

301 

646 

614 

Chinese 

82,480 

12.1 

1,084 

5.3 

340 

310 

201 

233 

Filipino 

38,265 

5.6 

826 

4.1 

145 

133 

213 

335 

Japanese 

12,046 

1.8 

215 

1.1 

62 

68 

55 

30 

Amer . Indian 

3,358 

0.5 

182 

0.9 

47 

18 

53 

64 

Hawaiian 

894 

0.1 

39 

0.2 

9 

11 

8 

11 

Korean 

3,763 

0.6 

211 

1.0 

57 

32 

114 

8 

Vietnamese 

5,583 

0.8 

1,038 

5.1 

160 

437 

177 

264 

Other 

51,909 

7.6 

1,501 

7.4 

302 

179 

323 

697 

Source:  1980  Census  of  Population  &  Housing,  Summary  Tape  File  1-A. 
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TABLE  A-2 


ETHNIC  GROUP 

POPULATION 

DISTRIBUTION  BY 

ETHNIC  GROUP: 

1980 

NORTH 

OF  MARKET 

Total 

Tract 

Number 

Percent 

TOO 

Izz 

123 

124 

125 

Total  Persons 

20,370 

100 

% 

25 

% 
25 

% 
26 

7o 

24 

White 

13,473 

100 

28 

27 

26 

20 

Black 

1 , 8  01 

100 

13 

1/ 

Jo 

34 

Chinese 

1,084 

100 

31 

OQ 

xo 

22 

Filipino 

826 

100 

17 

16 

26 

41 

Japanese 

215 

100 

29 

31 

26 

14 

Amer . Indian 

182 

100 

26 

10 

29 

35 

Hawaiian 

39 

100 

23 

28 

21 

28 

Korean 

211 

100 

27 

15 

54 

4 

Vietnamese 

1,038 

100 

15 

42 

17 

25 

Other 

1,501 

100 

20 

12 

22 

46 

Source:  1980 

Census  of  Population  &  Housing, 

Summary 

Tape 

File  1-A. 
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TABLE  A- 3 

POPULATION  CHANGE  BY  ETHNIC  GROUP:  1970  -  1980 


NORTH  OF  MARKET  AREA 


Total  1970 


Total  1980 


Net  Change 


ETHNIC  GROUP 


Number 


Number 


% 


Numbe  r 


% 


Total  Persons 

White 

Black 

Chinese 

Filipino 

Japanese 

Amer . Indian 

Hawaiian 

Korean 

Other 

(Vietnamese) 


20,116 
17,721 
868 
331 
384 
213 
258 
47 
29 
255 


100.0 
88.1 
4.3 
1.7 
1.9 
1.1 
1.3 
0.2 
0.1 
1.3 


20,370 

13,473 

1,801 

1,084 

826 

215 

182 

39 

211 

2,539 
(1,038) 


100.0 

66.1 

8.8 

5.3 

4.1 

1.1 

0.9 

0.2 

1.0 

12.5 
(5.1) 


254 
-4,248 
933 
753 
442 
2 

-76 
-8 

182 
2284 


1.3 
-24.0 
107.4 
227.5 
115.1 

0.9 
-29.5 
-17.0 
627.6 
895.6 


Sources: 1970  Census  of  Population  &  Housing. 

1980  Census  of  Population  &  Housing,  Summary  Tape  File  1-A. 
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TABLE  A-4 

POPULATION  DISTRIBUTION  BY  AGE  AND  SEX: 1980 


NORTH  OF  MARKET  AREA 


Number 


AGE-SEX 

San  Francisco 

Total 

Tracts 

Number 

% 

Number 

% 

122 

123 

124 

125 

Total  Persons 

678,974 

100.0 

20,370 

100.0 

5,095 

5,070 

5,243 

4,962 

Total  Males 

337,867 

49.8 

13,123 

64.4 

2,994 

3,236 

3,489 

3,404 

under  5  yrs. 

16,199 

2.4 

306 

1.5 

60 

66 

70 

110 

5-9 

14,697 

2.2 

220 

1.1 

41 

44 

52 

83 

10  -  14 

16,594 

2.4 

185 

0.9 

34 

45 

45 

61 

15  -  18 

16,476 

2.4 

253 

1.2 

44 

81 

56 

72 

19  -  34 

118,977 

17.5 

4,067 

20.0 

981 

912 

1,136 

1,038 

35  -  44 

44,133 

6.5 

1,906 

9.4 

447 

441 

536 

482 

45  -  59 

53,649 

7.9 

2,792 

13.7 

622 

693 

797 

680 

60  -  64 

15,239 

2.2 

852 

4.2 

197 

249 

229 

177 

over  65  yrs. 

41,903 

6.2 

2,542 

12.4 

568 

705 

568 

701 

Total  Females 

341,107 

50.2 

7,247 

35.6 

2,101 

1,834 

1,754 

1,558 

under  5  yrs. 

15,338 

2.3 

294 

1.4 

65 

49 

73 

107 

5-9 

13,899 

2.0 

220 

1.1 

37 

42 

60 

81 

10  -  14 

16,080 

2.4 

136 

0.7 

30 

27 

29 

50 

15  -  18 

15,954 

2.3 

174 

0.8 

40 

37 

40 

57 

19-34 

107,431 

15.8 

1,745 

8.6 

469 

384 

406 

486 

35  -44 

37,010 

5.5 

699 

3.4 

168 

155 

181 

195 

45-59 

54,856 

8.1 

1,220 

6.0 

352 

328 

301 

239 

60  -  64 

18,157 

2.7 

482 

2.4 

136 

134 

127 

85 

over  65  yrs. 

62,382 

9.2 

2,277 

11.2 

804 

678 

537 

258 

Source:  1980  Census 

of  Population  & 

Housing, 

Summary 

Tape 

File  1- 

-A. 
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TABLE  A-5 

POPULATION  CHANGE  BY  AGE  AND  SEX:   1970  -  1980 


NORTH  OF  MARKET  AREA 


Total  1970 

Total  1980 

INC  L 

AGE-SEX 

Number 

% 

Number 

% 

Number 

% 
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100.0 

20,370 

100.0 
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1.4 
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5-9 
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220 

1.1 
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307.4 

10  -  14 

37 

0.2 

136 

0.7 

99 

267.6 

15  -  lo 

138 

0.7 

174 

0.8 

36 

26. 1 

19  -  34 

1,794 

8.9 

1,745 

8.6 

-49 

-2.  7 

35  -  44 

686 

3.4 

699 

3.4 

13 

1.9 

45  -  jy 

1,759 

8.8 

1,220 

6.0 

-539 

-30.6 

60  -  64 
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3.9 

482 

2.4 

-310 

-39.1 

over  65  yrs 

2,876 

14.3 

2,277 

11.2 

-599 

-20.8 

Source:  1970  Census 

of 

Population  &  Housing 

1980  Census 

of 

Population 

&  Housing 

,  Summary 

Tape  File 

1-A  1980. 
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TABLE  A-6 

SEX  AND  MARITAL  STATUS  OF  THE  POPULATION 


SAN  FRANCISCO  NORTH  OF  MARKET  AREA 


1980  1970  1980  Net  Change 


STATUS 

Number 

% 

Number 

% 

Number 

% 

Number 

% 

Persons  14  yrs.+ 

586,167 

100.0 

19,675 

100.0 

19,003 

100.0 

Ms  le  s 

290,377 

49.5 

11,624 

59.1 

12,412 

65.3 

788 

6.8 

Ma      T"  "1  ^  H 
LlCLL  1.  XCU 

113,918 

19.4 

2,256 

11.5 

1,809 

9.5 

-447 

-19.8 

T\£l  t" 

8,368 

1.4 

650 

3.3 

669 

3.5 

19 

2.9 

Divorced 

25,830 

4.4 

2,068 

10.5 

1,955 

10.3 

-113 

-5.5 

Widowed 

9,195 

1.6 

969 

4.9 

738 

3.9 

-231 

-23.8 

Single 

133,066 

22.7 

5,681 

28.9 

7,241 

38.1 

1,560 

27.5 

Females 

295,790 

50.5 

8,051 

40.9 

6,597 

34.7 

-1,454 

-18.0 

Married 

112,022 

19.1 

1,989 

10.1 

1,540 

8.1 

-449 

-22.6 

Separated 

9,431 

1.6 

319 

1.6 

295 

1.6 

-24 

-7.5 

Divorced 

32,748 

5.6 

1,378 

7.0 

1,198 

6.3 

-180 

-13.1 

Widowed 

43,494 

7.4 

2,091 

10.6 

1,377 

7.2 

-714 

-34.1 

Single 

98,095 

16.7 

2,274 

11.6 

2,187 

11.5 

-87 

-3.8 

Source:  1970 
1980 

Census 
Census 

of  Population  & 
of  Population  & 

Housing . 
Housing, 

Summary 

Tape  File  1-A 

1980. 
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TABLE  A-7 

DETAILED  HOUSEHOLD  CHARACTERISTICS1970 


122 

CENSUS 
123 

TRACTS 
124 

125 

TOTAL 

Po pulation 

5,139 

5,023 

5,474 

4,480 

20,116 

#  of  Families 

732 

465 

592 

426 

2,215 

it  or  Housenoius 

o    o  ^  o 
J  ,  OO  J 

4, 186 

4,  299 

3,320 

15,668 

#  of  Persons  in  Group  Qtr. 

40 

95 

191 

379 

705 

Family  Households 

732 

465 

592 

426 

2,215 

Householders 

732 

465 

592 

426 

2,215 

Spouses 

596 

386 

488 

351 

1,821 

Other  Relatives 

271 

166 

2,336 

217 

890 

Non-Family  Households 

3,131 

3,721 

3,707 

2,894 

13,453 

Males 

Females 

Non-Relatives 

Group  Quarters 

40 

95 

191 

373 

705 

Inmates 

Others 

Source:     1970  Census  of  Housing  and  Population. 
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TABLE  A-8 

DETAILED  HOUSEHOLD  CHARACTERISTICS:  1980 


122 

CENSUS 
123 

TRACTS 
124 

125 

TOTAL 

Population 

5,095 

5,070 

5,423 

4,962 

20,370 

if  or  Families 

5  J  J 

Kit 
_>zz 

1     Q  C  "7 

1 ,  yj  / 

#  of  Households 

3,795 

3,566 

3,691 

2,335 

13,387 

//  of  Persons  in  Group  Qtr. 

8 

324 

319 

1,474 

2,125 

Family  Households 

553 

466 

522 

416 

1,957 

Householders 

553 

466 

522 

416 

1,957 

Spouses 

395 

281 

317 

283 

1,276 

Other  Relatives 

495 

556 

580 

615 

2,246 

Non-Family  Households 

3,242 

3,100 

3,169 

1,919 

11,430 

Males 

2,002 

2,114 

2,264 

1,546 

7,926 

Females 

1,240 

986 

905 

373 

3,504 

Non-Relatives 

365 

298 

288 

211 

1,162 

Group  Quarters 

Inmates 

0 

0 

52 

0 

52 

Others 

8 

324 

267 

1,474 

2,073 

Source:     1970  Census  of  Housing  and 

Population, 

Summary 

Tape  File  1-A. 
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TABLE  A-9 
MONTHLY  HOUSEHOLD  INCOME 


MARCH  1980  -  MAY  1981 


 RAP  AREA  

 APARTMENT    HOTEL  

INCOME  March    October    May  March    October  May 


Less  Than  $200 

4% 

2% 

3% 

10% 

6% 

5% 

$200  to  $399 

28% 

17% 

14% 

35% 

24% 

21% 

$400  to  $599 

24% 

34% 

30% 

30% 

43% 

52% 

$600  to  $999 

21% 

19% 

24% 

7% 

10% 

5% 

$1,000  to  $1,399 

8% 

8% 

7% 

4% 

3% 

10% 

$1,400 

5% 

5% 

3% 

4% 

2% 

1% 

Don't  Know/Refused 

10% 

15% 

18% 

9% 

12% 

12% 

Median  Income 

$549 

$534 

$543 

$433 

$468 

$468 

Mean  Income  $604 


Source:  RAP  Rent  Survey,  DCP/PRA 

N. B.  Numbers  add  up  to  more  than  100*  due  to  multiple  sources  of  aid. 
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TABLE  A-10 

RESIDENTS  RECEIVING  STATE  OR  FEDERAL  INCOME  ASSISTANCE 


MARCH  1980  -  MAY  1981 


AREA 


APARTMENT  HOTEL 


March    October    May  March    October  May 


Receive  Some  Assistance  52% 

Type  of  Assistance 

Social  Security  34% 

SSI  9% 

General  Assistance  1% 

Welfare  4% 

AFDC  4% 

Section  8  - 

Resettlement  * 

Don't  Know/Refused  1% 
Do  Not  Receive  Assistance  47% 

Refused /No  Answer  1% 


54% 

52% 

57% 

68% 

74% 

38% 

38% 

33% 

49% 

56% 

14% 

13% 

14% 

34% 

36% 

1% 

* 

7% 

8% 

4% 

7% 

7% 

2% 

3% 

2% 

3% 

2% 

2% 

* 

2% 

* 

* 

1% 

* 

1% 

* 

44% 

44% 

41% 

31% 

25% 

2% 

3% 

2% 

* 

2% 

Source:  RAP  Rent  Survey,  DCP/PRA 

N. B.  Percentages  add  up  to  more  than  100*  due  to  multiple  sources  of  aid. 
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TABLE  A-11 

OCCUPATION  DISTRIBUTION  OF  THE  LABOR  FORCE:  1970 


NORTH  OF  MARKET  AREA 
OCCUPATION  Nximber  Percent 

Professional,  Technical,  etc.            1,065  11.3% 

Managers,  etc.                                          784  8.3% 

Sales                                                         604  6.4% 

Clerical                                               3,032  32.3% 

Crafts,  etc.                                           715  7.6% 

Operatives                                                420  4.5% 

Transportation  Operator                        278  3.0% 

Laborers                                                    220  2.4% 

Farm                                                             11  0.1% 

Service                                                  2,126  22.7% 

Private  Household                                    134  1.4% 

Total  Employed  16  years+                 9,389  100.0% 
Total  Labor  Force  11,022 
Unemplojmient  Rate  14.8 


Source:  1970  Census  of  Population  &  Housing. 
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TABLE  A-12 

SUMMARY  OF  STANDARDS:  EXISTING  AND  PROPOSED  ZONING—NORTH  OF  MARKET 


CATEGORY 


STANDARD 


A.  BUILDING 

1.     Floor  Area  Ratio 


Existing 
C-2 

C-3-G 

RC-4 


Proposed 

N.O.M./M.U.D. 


4.8  to  1 
10  to  1 

4.8  to  1  (excluding 

dwelling  units) 


4.8  to  1  (excluding 

dwelling  units) 


2.     Open  Space  (for  dwellings) 

Existing 
C-2 


C-3-G 
RC-4 


36  sq.  ft.  per  dwelling  unit 


Proposed 

N.O.M./M.U.D. 


Rear  Yards  (for  dwellings) 

Existing 
C-2 


C-3-G 

RC-4 

Proposed 

N.O.M./M.U.D. 


25%  of  lot  depth,  but  not  less  than  15  ft. 
at  lowest  story  occupied  by  dwellings 


Parking 
Residential 

Existing 
C-2 


Minimum  1  per  dwelling;  conditional  use 
if  more  than  150%  of  minimum. 
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CATEGORY 


STANDARD 


C-3-G 

4.     Parking  (Contd.) 
RC-4 


Minimum  1  per  4  dwellings;  conditional  use 
if  more  than  150%  of  minimum. 


Minimum  1  per  4  dwellings;  conditional  use 
if  more  than  150%  of  minimum. 


Proposed 

N.O.M./M.U.D. 

Commercial 


Maximum  1  per  dwelling  unit. 


Existing 
C-2 


C-3-G 
RC-4 


Generally  1  for  each  500  feet  of  office  or 
retail  space,  if  occupied  floor  area 
exceeds  5000  sq.  ft. 

None  required. 

Same  as  C-2. 


Proposed 

N.O.M./M.U.D. 


5.  Signs 


Existing 
C-2 


C-3-G 


RC-4 


Proposed 

N.O.M./M.U.D. 


None  required. 


Not  more  than  60  ft.  high  if  attached  to 
building  or  36  ft.  if  not. 

Not  more  than  100  feet  high  if  attached  to 
building,  or  40  ft.  if  not. 

May  not  project;  one  sign  for  each  street 
frontage  occupied  by  a  commercial  use  not 
exceeding  100  sq.  ft. 


Same  as  RC-4. 


B.  VERTICAL  MIX  (RESTRICTION  ON  COMMERCIAL) 
Existing 

C-2  Not  applicable 

C-3-G  Not  applicable 

RC-4  Commercial  use  permitted  as  a  matter  of 

right  only  for  the  ground  floor;  upper 
stories  require  conditional  use  approval. 
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CATEGORY 


STANDARD 


Proposed 

N. O.M/M.U.D.  1  FAR  of  commercial  use  permitted. 

Additional  criteria  related  to  housing 
preservation  proposed  for  conditional  use 
approval  of  commercial  uses  more  than  1 
FAR.     (See  Special  Provisions,  under 
Housing) 

C.  TYPES  OF  COMMERCIAL  PERMITTED  (generally) 
Existing 

C-2  Eating,  drinking  and  entertainment  (some 

restrictions);  assembly;    hotels,  motels; 
automotive  (some  restrictions); 
laundering,  trade  shops,  offices. 

C-3-G  Same  as  C-2 

RC-4  Same  list  as  C-2,  but  only  permitted  on 

ground  floor  as  a  matter  of  right;  upper 
story  uses  permitted  as  conditional  uses. 

Proposed 

N. O.M./M.U.D.  Same  as  RC-4,  but  hotels,  motels  not 

permitted. 


D.  TYPES  OF  INSTITUTIONS  PERMITTED 
Existing 

C-2  Schools,  churches,  residential  care 

facilities,  childcare  facilities, 
hospitals  (conditional  use). 

C-3-G  Same  as  C-2 

RC-4  Schools  and  churches  (conditional)  and 

residential  care  facilities  conditional  if 
more  than  seven  persons;  childcare 
facilities  conditional  if  13  or  more 
children. 

Proposed 

N. O.M./M.U.D.  Same  as  RC-4 
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CATEGORY 


STANDARD 


E.  HOUSING 

1.  Density 
Existing 

C-2 

C-3-G 

RC-4 

Proposed 

N.O.M/M.U.D. 

2.  Group  housing 
Existing 

C-2 

C-3-G 

RC-4 

Proposed 

N.O.M/M.U.D. 


Same  as  nearest  "R"  district. 

1  per  125  sq.  ft.  of  lot  area  (to  40  ft. 
in  height) . 

1  per  200  sq.  ft.  of  lot  area  (to  40  ft. 
in  height ) . 


Maximum  number  permissible  by  the  building 
envelope  and  the  minimum  habitability 
standards  specified  in  the  Housing  Code. 


Permitted 
Permitted 
Conditional  use 

Same  as  RC-4 


3.     Residential  Hotels 
Existing 

C-2 

C-3-G 

RC-4 

Proposed 

N.O.M./M.U.D. 


Permitted. 
Permitted . 
Conditional  use. 

Same  as  RC-4. 
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STANDARD 


4.     Special  Provisions 
N.  O.M./M.U.D. 


Existing  residential  development  must  be 
retained  as  a  condition  of  approval  of  any 
new  development. 

Development  over  80  feet,  up  to  the 
maximum  height  permitted  in  height  and 
bulk  standards,  or  coimnercial  development 
above  the  ground  floor  may  be 
conditionally  approved  depending  on  the 
extent  to  which  housing  is  included  in  the 
project . 

New  development  would  be  required  to 
minimize  encroachment  on  sunlight  access 
angles  on  the  east  and  west  sides  of 
north-south  streets,  and  the  south  side  of 
east-west  streets  as  well  as  abide  by  the 
Solar  Fan  criteria  for  open  spaces. 
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